
 

Agenda 

Hearing Examiner Meeting 

Monday, June 10, 2024 

Richland City Hall ~ Council Chambers 

625 Swift Boulevard 

 

 

Hearing Examiner: Gary McLean 

Staff Liaison:  Planning Manager Stevens 

 
 

Public Hearing - 6:00 p.m.  
 

Public Hearing Explanation:  
 

New Business - Public Hearing:  
 

  1.  SUP 2024-101, Special Use Permit, Sage Hill for a Change to Existing Monopole at 1515 George Washington 

Way 

    -   Kyle Hendricks, Planner 
 

 

 

Old Business - Public Hearing:  
 

  2.  SSDP2022-101 - 470 Bradley Boulevard, Riverfront Apartments (Continued From April 8, 2024) 
 

-

  
 Mike Stevens, Planning Manager 

 

 

Adjournment  
 

 

 

The next Hearing Examiner Meeting will be scheduled as needed. 

 

This meeting is broadcast live on CityView Channel 192 and online at ci.richland.wa.us. 

 

Richland City Hall is ADA accessible. Any individual who has difficulty attending the meeting in-person may request to 

provide comments remotely. (Ch. 42.30 RCW) Requests for sign interpreters, audio equipment, and/or other special 

services must be received 48 hours prior to the meeting by calling the City Clerk’s Office at 509-942-7389. 

https://www.ci.richland.wa.us/departments/city-manager/communications-and-marketing-office/cityview/watch-cityview


 
 

  

HEARING EXAMINER AGENDA ITEM COVERSHEET 

Meeting Date: 6/10/2024                                  Agenda Category: New Business - Public Hearing 

 

Prepared By: Kyle Hendricks, Planner 

Subject: 
SUP 2024-101, Special Use Permit, Sage Hill for a Change to Existing Monopole at 1515 George Washington Way 

Department: 
Development Services 

Recommended Motion: 
Staff recommends that the Hearing Examiner approve the application for a special use permit.  

Summary: 
Lester Cooley has filed a special use permit application to modify an existing 80-foot-tall stealth flagpole, cellular 
monopole. Modifications include, reducing the overall height of the monopole to approximately 70 feet, and installing 
a platform and antenna around the exterior of the monopole to accommodate new service needs since the original 
monopole was installed. The existing monopole conceals the antenna equipment within the structure. In accordance 
with RMC 23.62.020 eliminating the concealment elements of an eligible facility qualifies as a substantial change.  

Attachments:  
1. SUP2024-101 Full Staff Report 

 



 

 

Richland 

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

 
  

GENERAL INFORMATION: 
 

 
PROPOSAL NAME: 1515 George Washington Way Monopole Substantial Change 
 
LOCATION: 1515 George Washington Way 

 
APPLICANT: Lester Cooley, Sage Hill applicant on behalf of Verizon Wireless 
 
PROPERTY  
OWNER: The Franklin LLC 
 
FILE NO.: SUP2024-101 
 
DESCRIPTION: Request to change the dimensions of an existing cellular monopole 

structure, reducing overall height to 70’, but eliminating its current 
equipment concealment by installing antenna around the exterior of 
the monopole. 

 
PROJECT TYPE: Type II Zoning Special Use Permit 
 
HEARING DATE: June 10, 2024 
 
REPORT BY: Kyle Hendricks, Planner 
 
RECOMMENDED 
ACTION:       Approval subject to completion of proposed conditions 
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Figure 1 – Vicinity Map 

 
PROJECT DATA 
Approximate Site Area:   1,750 Square Feet 
Current Height of Pole:   80 Feet 
Proposed Height of Pole:   70 Feet 
Current Pole Width:   2 Feet, approximate 
Approximate Diameter of Antenna:  11 Feet 
 
DESCRIPTION OF PROPOSAL 
Lester Cooley, Sage Hill has filed a special use permit application on behalf of Verizon Wireless 
to modify an existing 80-foot-tall stealth flagpole, cellular monopole. Modifications include, 
reducing the overall height of the monopole to approximately 70 feet, and installing a platform 
and antenna around the exterior of the monopole to accommodate new service needs since the 
original monopole was installed. The existing monopole conceals the antenna equipment within 
the structure. In accordance with RMC 23.62.020 eliminating the concealment elements of an 
eligible facility qualifies as a substantial change. The site is located within the Retail Business 
C-2 zoning area, which requires issuance of a special use permit for a monopole (Type II). The 
ground level fenced area will remain unchanged. Figure 1 (above) shows the site within its larger 
context. 
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REASON FOR REQUEST AND REVIEW AUTHORITY 
Richland Municipal Code (RMC) Chapter 23.46.025 states that the “hearing examiner shall 
conduct the review of special use permit applications for the following uses”, to include 
“Monopoles in… C-2 – retail business districts”.  Other direction to the Hearing Examiner 
continues: 
 
19.60.095 Required findings. 
No development application for a Type II or Type III permit shall be approved by the city of 
Richland unless the decision to approve the permit application is supported by the following 
findings and conclusions: 

A. The development application is consistent with the adopted comprehensive plan and 
meets the requirements and intent of the Richland Municipal Code. 

B. Impacts of the development have been appropriately identified and mitigated under 
Chapter 22.09 RMC. 

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

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. 

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. 

 
19.25.100 General criteria for examiner decisions. 

A. Each decision of the hearing examiner shall be in writing and shall include findings 
and conclusions, based on the record, to support the decision. 

B. The hearing examiner’s findings and conclusions shall indicate the manner in which 
the decision is intended to carry out and implement applicable state laws and 
regulations, as well as the regulations, policies, objectives and goals of the city’s 
comprehensive plan, zoning code, subdivision code, and other laws, policies and 
objectives of the city. 

 
23.46.040 Hearings – Findings – Conditions. 
The hearing body shall conduct an open record public hearing on an application for special 
use permit as required by RMC Title 19 for a Type III permit application. 

A. Any person may appear at the public hearing in person, or by agent or attorney. 
B. The hearing body shall make a finding that it is empowered under the section of this 

code described in the application to consider the application for the special use 
permit. 
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C. The hearing body shall approve, approve with conditions or deny an application for a 
special use permit based on findings of fact with respect to the following criteria: 
1. The size and dimensions of the site provide adequate area for the proposed use; 
2. The physical conditions of the site, including size, shape, topography, and 

drainage, are suitable for the proposed development; 
3. All required public facilities necessary to serve the project have adequate 

capacity to serve the proposed project; 
4. The applicable requirements of this zoning regulation (RMC Title 23), the city 

comprehensive plan, the city sensitive area regulations (RMC Title 20), the city 
shoreline management regulations (RMC Title 26) and the city sign regulations 
(RMC Title 27) have been met; and 

5. Identified impacts on adjacent properties, surrounding uses and public facilities 
have been adequately mitigated. 

D. The hearing body may impose conditions on the approval of a special use permit in 
addition to or above and beyond those required elsewhere in this title, which are 
found necessary to ensure the use is compatible with the public interest. These 
conditions may include, but are not limited to, the following: 
1. Limiting the hours, days, place and/or manner of operation; 
2. Requiring design features which minimize environmental impacts such as noise, 

vibration, air pollution, glare, odor and/or dust; 
3. Requiring additional setback areas, lot area and/or lot depth or width; 
4. Limiting the building height, size or lot coverage, and/or location on the site; 
5. Designating the size, number, location and/or design or vehicle access points; 
6. Requiring street right-of-way dedication and/or street improvement; 
7. Requiring additional landscaping, berms and/or screening of the proposed use 

and/or its parking or loading areas and designating the required size, height, type 
and/or location of fencing and landscaping materials; 

8. Limiting the number, size, location, height and/or lighting of signs. 
E. Violation of any conditions, requirements, and safeguards, when made a part of the 

terms under which the special use permit is granted, shall be deemed a violation of 
this code and punishable under RMC 23.70.270. 

F. The hearing body may prescribe a time limit within which the action for which the 
special use permit is required shall be begun and/or completed. Failure to begin 
and/or complete such action within the time limit set shall void the special use 
permit. The time limits may be extended by the hearing body for good cause shown. 
In the event that no specific time limit to begin or complete a special use permit is 
identified, then the special use permit shall remain valid for a period of two years 
from the date that the permit was issued. The hearing body may authorize issuance 
of a special use permit for a specified probationary period of time, at the termination 
of which the applicant must resubmit a new application in accordance with the 
provisions of RMC 23.46.020. 

 
23.62.070 Special use permit criteria for monopoles and lattice towers. 
Requests for special use permits shall be considered in accordance with the provisions of 
Chapter 23.46 RMC. In addition to the provisions of Chapter 23.46 RMC, the following 
specific criteria shall be met before a special use permit can be granted:  

A. Visual impact. 
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1. Antennas may not extend more than 15 feet above their supporting structure, 
monopole, lattice tower, building or other structure. 

2. Site location and development shall preserve the preexisting character of the 
surrounding buildings, land uses, and zone district to the extent consistent 
with the function of the communications equipment. Wireless communications 
towers shall be integrated through location and design to blend in with the 
existing characteristics of the site to the extent practical. Existing on-site 
vegetation shall be preserved or improved, and disturbance of the existing 
topography shall be minimized, unless such disturbance would result in less 
visual impact of the site to the surrounding area. 

3. Accessory equipment facilities used to house or contain wireless 
communications equipment should be located within buildings when possible. 
When they cannot be located in buildings, equipment shelters or cabinets, 
they shall be screened and landscaped. 

4. All monopoles and lattice type facilities shall be screened with trees, shrubs 
and landscaping planted in sufficient depth to form an effective and actual 
sight barrier within five years. Said landscaping shall have a minimum mature 
height of eight feet. 

B. Noise. No equipment shall be operated so as to produce noise in levels above 45 
dBa as measured from the nearest property line on which the attached wireless 
communications facility is located. 

C. Availability of Suitable Existing Towers or Other Structures. Applications for a special 
use permit shall reasonably demonstrate that alternatives such as lower structures 
that are permitted without a special use permit or other existing support structures 
are not capable of accommodating the applicant’s needs. Evidence and information 
shall be submitted to establish the following: 

1. Permitted shorter support structures are not of sufficient height to meet 
the applicant’s engineering requirements. 

2. No existing support structures are located within the geographic area 
required to meet the applicant’s engineering requirements. 

3. Existing support structures do not have sufficient structural strength to 
support the proposed antenna and related equipment. 

4. The applicant’s antenna would cause electromagnetic interference with 
antennas on the existing support structures, or the antenna on the existing 
support structures would cause interference with the applicant’s proposed 
antenna. 

5. The fees, costs, or contractual provisions required in order to share or 
adapt an existing support structure for sharing are unreasonable. Costs 
exceeding new tower development are presumed to be unreasonable. 

6. The applicant demonstrates that there are other limiting factors that 
render existing towers and structures unsuitable. 

 
SITE DESCRIPTION & ADJACENT LAND USES 
The site of the proposal covers a small portion of the existing lot, which is currently used for 
The Franklin studio apartments and La Bella Vita restaurant, sharing the same building. The 
entire lot resembles a sideways “S” shape and is approximately 5.5 acres in size. The 
fenced area of the existing stealth monopole is to remain unchanged and is located near the 
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southwest corner of the building. Based on a site visit by Planning Staff on May 29th, the 
existing ground story equipment is sheltered in a small building and is screened from view 
with a six-foot-tall fence and a reasonable amount of vegetation. Staff could not discern any 
specific sounds coming from the equipment. The nearby air conditioning units and George 
Washington Way traffic were substantially louder. 
 
The lot is almost entirely flat and not within any critical areas or shoreline management 
jurisdiction.  The area can be accessed from either George Washington Way to the east, or 
Torbett Street to the south. 
 
The site of the existing stealth monopole is located a reasonable distance from any nearby 
property boundaries. The nearest property boundary is approximately 50 feet to the south, 
where a small shopping and office center is located. To the west, approximately 280 feet 
are a variety of residential uses, like apartments and townhomes. The eastern property 
boundary is approximately 200 feet from the site, with Jefferson Elementary and an early 
learning center across George Washington Way. The northern property boundary, shared 
with Rite Aid, is approximately 320 feet from the site area.  
 
CURRENT LAND USE DESIGNATION AND USES:  
North: COM (Commercial) Franklin Apartments, pharmacy, commercial services 
East:    PBF (Public Facilities) Jefferson Elementary School, park space  
South:  COM (Commercial) Parking and various stores and commercial services 
West:   COM (Commercial) Parking, senior housing  

 
Figure 2 – Comprehensive Plan Map 
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COMPREHENSIVE PLAN 
As illustrated in Figure 2 (above), Richland’s Comprehensive Plan designates the site for 
Commercial (COM) land use (RMC 23.22).  
 
Applicable Goals & Policies 
Provided below is a set of Comprehensive Plan goals & policies which are particularly 
applicable to the subject proposal.  
 
Utilities Element Goal 2: Maintain existing service levels to current customers and ensure 
that public facilities and services necessary to support development are planned, sized, and 
constructed to serve new development. 
 
Utilities Element Goal 3: Provide utility facilities that ensure environmentally sensitive, safe, 
and reliable service. 

Policy 1:  All utility expansion and construction will consider the environment and 
ways to minimize impacts to it in siting, construction, and use. 

 
Utilities Element Goal 5: Coordinate with outside utility providers for efficient, cost-effective, 
and reliable utility service. 

Policy 4: Promote a wider range of high-speed internet providers to encourage 
competition. 

 
CURRENT ZONING 
The subject site is zoned C-2, Retail Business use district. Surrounding parcels are zoned as 
follows: 
 
North:  C-2, Retail Business district 
East:    PPF, Public Parks and Facilities 
South:  C-2, Retail Business district 
West:   C-2, Retail Business district 

 
Figure 3 – Zoning Map 



SUP2024-101 Staff Report 
June 10, 2024 

Page 8 
 

 
The retail business use district (C-2) is the primary zone classification providing for a wide 
range of retail business uses and services compatible to the core of the city and providing a 
focal point for the commerce of the city. All activities shall be conducted within an enclosed 
building except that off-street loading, parking, and servicing of automobiles may be in the 
open and except that outdoor storage may be permitted when conducted in conjunction with 
the principal operation which is in an enclosed adjoining building. This zoning classification is 
intended to be applied to some portions of the city that are designated commercial under the 
city of Richland comprehensive plan. (RMC 23.22.010(C)). 
 
C-2 DIMENSIONAL STANDARDS 
The following standards apply in the AG zone per RMC 23.22.040: 

Minimum Lot Area Requirement None 

Maximum Density  N/A 

Minimum Lot Width  N/A 

Minimum Front Yard Setback  45 feet1 

Minimum Side Yard Setback  0 feet2 

Minimum Rear Yard Setback  None 

Maximum Building Height                                                                                             80 feet                                  

Minimum Dwelling Unit  N/A 

1. No setback required if street right-of-way is at least 80 feet in width. Otherwise, a minimum 
setback of 40 feet from street centerline is required. 

2. No setback required if street right-of-way is at least 80 feet in width. Otherwise, a minimum 
setback of 40 feet from street centerline is required. 

 
UTILITY AVAILABILITY 
There are existing electrical power line, water, stormwater, and sewer connections in place, 
available near the site with adequate capacity to supply the proposed project. 

 

 
Figure 4 – Utility Map 
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Sewer 
There is an existing eight-inch gravity main approximately 90 feet west of the site.  
 
Water 
There is a distribution main adjacent to the site area due east.  
 
Power 
The site has an existing underground primary conductor adjacent to the site due east. 
 
Stormwater 
The City has an existing stormwater gravity main approximately 120 feet east of the site.  
 
Irrigation 
There are no irrigation connections or other irrigation infrastructure in place or available for 
future use in proximity to the subject site. 
 
TRANSPORTATION & ACCESS 
Access to the site may come from George Washington Way or Torbett Street, and through 
the parking lot for the Franklin Apartments and La Bella Vita Restaurant. There is an existing 
sidewalk between the site and the building on this parcel, which provides pedestrian access 
around the building.  
 
EASEMENTS 
There are several easements on this property that are generally oriented in a north south 
direction. None of these utility easements appear to be in conflict with the monopole site area. 
 
FIRE SAFETY 
The City of Richland Fire Department will provide fire protection services to the subject 
property and resulting development. Currently, there is one hydrant to the southwest of the 
monopole site, approximately 200 feet away. This hydrant is technically in the parking lot of 
the neighboring building however it appears to be the easiest access with no visible barriers. 
There is also another hydrant that is across Torbett Steet, approximately 175 feet to the south 
form the monopole site. 
 
SCHOOLS 
The plat falls within the boundaries of the Richland School District. Jefferson Elementary 
School is approximately 500 feet directly to the northeast from the site. 
 
SEPA 
The proposal is subject to State environmental review under the State Environmental Policy 
Act.  A Determination of Non-Significance was issued on June 3, 2024 after utilizing the 
Optional DNS Process. 
 
Critical Areas 
The subject site does not lie within any existing, recognized Critical Area. Critical Area 
requirements are not applicable with this proposal. 
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Shoreline Master Program 
The subject site lies outside of the jurisdiction of the Shoreline Master Program. This project 
will have no effect on shorelines of statewide significance. Shoreline permitting requirements 
are not applicable with this proposal. 
 
AGENCY COMMENTS 
A variety of public agencies and City departments were given an opportunity to 
comment on the proposal.  Comments received are included as an exhibit to this report and/or 
utilized as conditions of approval. No comments were received from these agencies in 
opposition of this project. 
 
PUBLIC COMMENTS 
Owners of all properties within 300-feet of the plat site were directly notified of 
the project by way of USPS mailing.  As of the date of this report, city staff have received no 
public comments regarding this project. 
 
PUBLIC NOTICE 
Notice of Hearing Mailed: May 16, 2024 
Notice of Hearing Posted: May 16, 2024 
Notice of Hearing Published: May 16, 2024 
Public Hearing: June 10, 2024 
 
A combined notice of application and SEPA Optional DNS determination was provided by 
mailing notices to property owners within 300 feet. Public hearing notices were distributed 
through posting of the property, mailing of notice to property owners within 300 feet of the 
site and publication in the Tri-City Herald newspaper. Copies of the notices and affidavits 
are included in Exhibit 6.   
 
ANALYSIS 
Based upon the Code language in RMC 23.46.040, discussed previously, Staff will offer 
analysis for section C. 

C. The hearing body shall approve, approve with conditions or deny an application for a 
special use permit based on findings of fact with respect to the following criteria: 
1. The size and dimensions of the site provide adequate area for the proposed use; 

In reference to RMC 23.62.050 Development standards for monopoles and lattice towers. 
The site provides adequate area for the monopole. 

2. The physical conditions of the site, including size, shape, topography, and 
drainage, are suitable for the proposed development; 

There are no known pre-existing physical limitations prohibiting development of the site in 
accordance with the current use proposed. 

3. All required public facilities necessary to serve the project have adequate capacity 
to serve the proposed project; 

All public facilities available for use by the proposed project have adequate capacity for 
proposed project. 

4. The applicable requirements of this zoning regulation (RMC Title 23), the city 
comprehensive plan, the city sensitive area regulations (RMC Title 20), the city 
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shoreline management regulations (RMC Title 26) and the city sign regulations 
(RMC Title 27) have been met; and 

Based on the staff site visit, there is existing signage and fencing to discourage public 
interaction with the facility. Approval of this special use permit is conditioned that the 
monopole design shall meet the requirements and standards of RMC 23.62.050 and RMC 
23.62.070. 

5. Identified impacts on adjacent properties, surrounding uses and public facilities 
have been adequately mitigated. 

An acoustical report was not included with the application materials. Within RMC 23.60.070 
(B) “Noise. No equipment shall be operated so as to produce noise in levels above 45 dBa 
as measured from the nearest property line on which the attached wireless communications 
facility is located.” Based on the staff site visit previously mentioned, the equipment of the 
monopole is shielded with a structure and no discernable sound was observed, besides 
unrelated equipment and nearby traffic. Considering the nearby residences are approximately 
280 feet to the west, and the nearest property line is approximately 50 feet to south Staff 
believes noise generated will be insignificant. Per Special Use Permit conditions in RMC 
23.46.040(D), the Hearing Examiner has additional latitude to consider mitigation based on 
feedback from neighbors. 
 
Regarding the language under RMC 19.60.095, Staff will offer the following analysis: 

A. The development application is consistent with the adopted comprehensive plan 
and meets the requirements and intent of the Richland Municipal Code. 

The proposed project appears to meet most applicable Code-related requirements, most of 
which are found within RMC 23.62.050 and RMC 23.62.070. 

B. Impacts of the development have been appropriately identified and mitigated 
under Chapter 22.09 RMC. 

Using the Optional DNS process available under the provisions of WAC 197-11-355, Staff 
issued a Determination of Non-Significance (DNS) for the project (EA2023-106), as 
proposed, on May 16, 2024. 

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

The City does have interest in providing a certain level of available service for cellular devices 
as they become inherently more entrenched in daily life.  

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. 

There has been no indication to Staff that the proposed project will result in surface 
transportation impacts which would lower local level of service below rating “D”. 
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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. 

Correct. Staff have considered impacts of the development proposal and have drafted 
conditions, which in our estimation, provide robust mechanisms for mitigation of said impacts. 
 
 
Cellular service facilities are becoming a common sight throughout many jurisdictions as the 
use of cellular devices have become increasingly engrained into everyday business. The 
Richland Comprehensive Plan does encourage the placement of these facilities to maintain 
a level of service that will be acceptable for the growing population, and a competitive market 
for service providers. City code does allow for this kind of facility in this location, as long as a 
special use permit is issued. Certain criteria shall be met to receive a special use permit. It 
should be taken into consideration that the original stealth flagpole facility was originally 
permitted in November of 2004. Since this time the need for cellular service has increased, 
therefore with the proposed renderings, Staff believes reducing the overall height of the pole 
to 70 feet, and adding the antenna to the exterior of the pole, making the overall diameter of 
the pole approximately 11 feet is an acceptable substantial change to the originally approved 
monopole.  
 
 
FINDINGS OF FACT 
Staff has completed its review of the request for a Special Use Permit (SUP2024-101) and 
recommends approval of the request subject to conformance to the conditions of approval 
identified below and based on the following findings: 

1. The City of Richland Comprehensive Plan designates the subject site as suitable for 
proposed use subject to a Special Use Permit per Richland Municipal Code [RMC] 
23.62.070. 

2. The subject site is located within the retail business use district (C-2) 
3. RMC Chapter 23.46.025 designates the Hearing Examiner to conduct the review of 

special use permit applications for monopoles in the C-2 zoning district. 
4. Lester Cooley, Sage Hill, on behalf of Verizon Wireless has filed an application for a 

special use (Type II) permit, a substantial change to an existing stealth 80-foot-tall 
cellular service monopole, within a C-2 retail business zoning district. Changes include 
reducing the height to 70 feet and adding antenna and a service platform around the 
exterior of the pole, eliminating the previous concealment method of equipment. 

5. Applications for Special Use Permit are evaluated under the criteria contained in RMC 
23.46.040. 

6. A special use permit is classified as a Type II application under RMC 19.20.030. 
7. Required findings for Type II applications are found under 19.60.095. 
8. General criteria for Hearing Examiner decisions are outlined in 19.25.100. 
9. Public notice of the application and hearing was provided via mail to surrounding 

landowners within 300 feet of the site; through the posting of a sign on-site and through 
a legal advertisement in the Tri-City Herald, all in accordance with the notice provisions 
contained in RMC 19.40.010. 

10. The applicant filed an environmental checklist along with their special use permit 
application. 
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11. The City issued a Determination on Non-Significance (EA2023-106) for the project on 
May 31, 2024, thus satisfying the requirements of the State Environmental Policy Act. 

12. The lot is currently used as a studio apartment complex and a restaurant, and the 
existing stealth monopole was permitted in November of 2004. 

13. There are existing power, water, sewer and stormwater facilities near the site, all of 
which have adequate capacity to serve the proposed development. 

14. The proposal, as conditioned, is consistent with the City’s comprehensive plan. 
15. The proposed site is not impacted by the City’s Critical Areas regulations or Shoreline 

Master Program. 
16. City staff and other utility providers reviewed the project and have recommended 

specific conditions of approval as set forth in this report. 
17. As conditioned, the project meets the criteria for the issuance of a special use permit 

as established in RMC 23.46.040. 
18. As conditioned, the proposed special use permit makes appropriate provisions for the 

public health, safety and general welfare, is consistent with the adopted 
comprehensive plan, meets the requirements and intent of the Richland Municipal 
Code, and, has appropriately identified and mitigated environmental impacts as 
described under RMC Chapter 22.09. 

 
RECOMMENDATION 
Staff has completed its review of the request for special use permit (SUP2024-101, EA2024-
113) and recommends approval of the request subject to conformance with the conditions of 
approval, below, which are warranted because the project conforms to the City’s adopted 
Comprehensive Plan and zoning regulations; has followed the required State Environmental 
Policy Act procedures; and is consistent with the requirements of monopole structures, with 
conditions. 
 
RECOMMENDED CONDITIONS OF APPROVAL 
Should the Hearing Examiner find approval with conditions of the Special Use Permit, 
Planning staff has developed the following set of approval conditions upon which the project 
should be conditioned. 
 
Planning 

1. A measurement shall be submitted that the noise produced by the proposed 
equipment does not exceed 45 dBa at the nearest property lines in accordance with 
RMC 23.62.070 (B). 

 
EXHIBIT LIST 

1. Application Materials 
2. Site Plan 
3. SEPA Checklist 
4. EA2024-113 Determination of Non-Significance 
5. Public Notice and Affidavits 
6. Agency Comments 
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                    ****************************************************
                    *            Federal Airways & Airspace            *
                    *        Summary Report: Existing Structure        *
                    *                 Antenna Structure                *
                    ****************************************************

                    Airspace User:    Pooja Jain

                    File: CHERRY LANE

                    Location:  Richland, WA

                    Latitude:  46°-17'-33.74"         Longitude: 119°-16'-31.10"

                    SITE ELEVATION AMSL......357 ft.
                    STRUCTURE HEIGHT.........70 ft.
                    OVERALL HEIGHT AMSL......427 ft.

     NOTICE CRITERIA
       FAR 77.9(a): NNR (DNE 200 ft AGL)
       FAR 77.9(b): NNR (DNE Notice Slope)
       FAR 77.9(c): NNR (Not a Traverse Way)
       FAR 77.9:    NNR FAR 77.9 IFR Notice for RLD 
       FAR 77.9:    NNR FAR 77.9 IFR Notice for PSC
       FAR 77.9(d): NNR (Off Airport Construction)

       NR  = Notice Required
       NNR = Notice Not Required
       PNR = Possible Notice Required (depends upon actual IFR procedure)
             For new construction review Air Navigation Facilities at bottom
             of this report.

       The location and analysis were based upon an existing structure. However,
       no existing aeronautical study number was identified. If the 'existing'
       structure penetrates an obstruction surface defined by CFR 77.17, 77.19,
       77.21 or 77.23 (see below) it is strongly recommended the FAA be notified
       of the 'existing' structure to determine obstruction marking or lighting
       requirements. It is not uncommon for the FAA to issue a Determination of
       No Hazard (DNH) for an existing structure and modify the airspace to
       accommodate the structure, should that be required. If the FAA issues a
       DNH enter the aeronautical study number (ASN) in the space provided on the
       Airspace Analysis Window Form and re-run Airspace.

       The below analysis reflects the aeronautical conditions that exist as of 
the
       date stamped on this analysis.

       Notice to the FAA is not required at the analyzed location and height for
       slope, height or Straight-In procedures. Please review the 'Air 
Navigation'
       section for notice requirements for offset IFR procedures and EMI.
       

1

jainpo8
Highlight

les
Text Box
No FAA notice required.



     OBSTRUCTION STANDARDS
       FAR 77.17(a)(1): DNE 499 ft AGL
       FAR 77.17(a)(2): DNE - Airport Surface
       FAR 77.19(a):    DNE - Horizontal Surface
       FAR 77.19(b):    DNE - Conical Surface
       FAR 77.19(c):    DNE - Primary Surface
       FAR 77.19(d):    DNE - Approach Surface
       FAR 77.19(e):    DNE - Approach Transitional Surface
       FAR 77.19(e):    DNE - Abeam Transitional Surface

     VFR TRAFFIC PATTERN AIRSPACE FOR: RLD: RICHLAND
     Type: A   RD: 6995.655   RE: 387.1
       FAR 77.17(a)(1):          DNE
       FAR 77.17(a)(2):          DNE - Height No Greater Than 200 feet AGL.
       VFR Horizontal Surface:   DNE
       VFR Conical Surface:      DNE
       VFR Primary Surface:      DNE
       VFR Approach Surface:     DNE
       VFR Transitional Surface: DNE

       The structure is within VFR - Traffic Pattern Airspace Runway Side Area.
       Structures that exceed horizontal, conical, and/or 500' AGL will receive
       a hazard determination from the FAA.

       The structure is within VFR - Traffic Pattern Airspace Climb/Descent Area.
       Structures exceeding the greater of 350' AAE, 77.17(a)(2), or VFR 
horizontal
       and conical surfaces will receive a hazard determination from the FAA.
       Maximum AMSL of Traffic Pattern Area is 744 feet.

     VFR TRAFFIC PATTERN AIRSPACE FOR: PSC: TRI-CITIES
     Type: A   RD: 37093   RE: 386
       FAR 77.17(a)(1):          DNE
       FAR 77.17(a)(2):          DNE - Greater Than 5.99 NM.
       VFR Horizontal Surface:   DNE
       VFR Conical Surface:      DNE
       VFR Primary Surface:      DNE
       VFR Approach Surface:     DNE
       VFR Transitional Surface: DNE

     TERPS DEPARTURE PROCEDURE (FAA Order 8260.3, Volume 4)
       FAR 77.17(a)(3) Departure Surface Criteria (40:1)
       DNE Departure Surface

     MINIMUM OBSTACLE CLEARANCE ALTITUDE (MOCA)
       FAR 77.17(a)(4) MOCA Altitude Enroute Criteria
       The Maximum Height Permitted is 1500 ft AMSL

     PRIVATE LANDING FACILITIES
       FACIL                                   BEARING    RANGE  DELTA ARP FAA
       IDENT TYP NAME                          To FACIL   IN NM  ELEVATION IFR

2



       ----- --- ----------------------------- --------   -----  --------- ---
       WA89  HEL KADLEC RGNL MEDICAL CENTER      203.48     .72     +43       
       No Impact to Private Landing Facility
       Below Notice Standards by: 122 feet.

       WT02  HEL HAMMER EVOC SKID PAD            328.3     4.61     -13       
       No Impact to Private Landing Facility
       Structure 13 ft below heliport.

       18WA  HEL PASCO                            30.39    5.73     -273      
       No Impact to Private Landing Facility
       Structure 273 ft below heliport.

     AIR NAVIGATION ELECTRONIC FACILITIES
       FAC              ST                DIST  DELTA                        GRND  
APCH
       IDNT    TYPE     AT  FREQ  VECTOR  (ft)  ELEVA ST LOCATION            
ANGLE BEAR
       ---- ----------  -- ------ ------ ------ ----- -- ----------------- ------
- ----
       RLD  LOCALIZER   I   110.5 285.05   8848   +38 WA RWY 19 
RICHLAND       .25  189
       PSC  RADAR ASR   I   2810.  96.73  38976   -38 WA TRI-
CITIES           -.06     
       Alert. Object Does Not Require Notice to the FAA based upon EMI.
       Maximum Not To Exceed Notice Height is: 656 ft AMSL

       PSC  VOR/DME     R   113.7 101.64  40789   +21 WA 
PASCO                 .03     

     5G AIRPORT SAFETY AREA
       Possible Spectrum conflict with airport RLD
       Please review 5G Report: CHERRY LANE.5GR
       Site is located in RLD Zone 4.

     CFR Title 47, §1.30000-§1.30004
       AM STUDY NOT REQUIRED: Structure is not near a FCC licensed AM station.
       Movement Method Proof as specified in §73.151(c) is not required.
       Please review 'AM Station Report' for details.

       Nearest AM Station: KALE @ 9278 meters.

Airspace® Summary Version 24.1.694

AIRSPACE® and TERPS® are registered ® trademarks of Federal Airways & Airspace®
Copyright © 1989 - 2024

02-26-2024
10:27:43
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SUBDIVISION

Guarantee/Certificate Number:
Issued By:  COMMONWEALTH LAND TITLE INSURANCE COMPANY
by its agent:

472426391

Subdivision Guarantee/Certificate Printed:  03.05.24 @ 11:35 AM
Page 1 WA-TT-FKCO-02840.470098-SPS-1-24-472426391

COMMONWEALTH LAND TITLE INSURANCE COMPANY, a corporation, herein called the Company,

GUARANTEES

Sage Hill

herein called the Assured, against actual loss not exceeding the liability amount stated in Schedule A which the Assured
shall sustain by reason of any incorrectness in the assurances set forth in Schedule A.

LIABILITY EXCLUSIONS AND LIMITATIONS
1. No guarantee is given nor liability assumed with respect to the identity of any party named or referred to in Schedule A

or with respect to the validity, legal effect or priority of any matter shown therein.

2. The Company’s liability hereunder shall be limited to the amount of actual loss sustained by the Assured because of
reliance upon the assurance herein set forth, but in no event shall the Company’s liability exceed the liability amount
set forth in Schedule A.

Please note carefully the liability exclusions and limitations and the specific assurances afforded by this guarantee.  If you
wish additional liability, or assurances other than as contained herein, please contact the Company for further information
as to the availability and cost.

Ticor Title Company
8101 W Grandridge Blvd., Suite 110
Kennewick, WA 99336

Commonwealth Land Title Insurance
Company
By:

Countersigned By:

Dylan Strait
Authorized Officer or Agent

Michael J. Nolan, President
Attest:

Marjorie Nemzura, Secretary
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COMMONWEALTH LAND TITLE INSURANCE
COMPANY GUARANTEE/CERTIFICATE NO. 472426391

ISSUING OFFICE:
Title Officer:  Adam Dyer

Ticor Title Company
8101 W Grandridge Blvd., Suite 110

Kennewick, WA 99336
Phone:  509-579-7037    Fax:  844-894-6828

Main Phone:  (509)579-7020
Email:  Adam.Dyer@ticortitle.com

SCHEDULE A

Liability Premium Tax
$1,000.00 $350.00 $30.45

Effective Date:  February 27, 2024 at 12:00 AM

The assurances referred to on the face page are:

That, according to those public records which, under the recording laws, impart constructive notice of matter relative to
the following described property:

SEE EXHIBIT "A" ATTACHED HERETO AND MADE A PART HEREOF

Title to said real property is vested in:

CV The Franklin, LLC, a Washington limited liability company

subject to the matters shown below under Exceptions, which Exceptions are not necessarily shown in the order of their
priority.

END OF SCHEDULE A



EXHIBIT "A"
Legal Description
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For APN/Parcel ID(s): 102983020732045

That portion of Lots 3 and 6, Block 732, PLAT OF RICHLAND, according to the Plat thereof recorded in Volumes 6 and 7
of Plats, records of Benton County, Washington, described as follows:

Commencing at the Northeast corner of Lot 7 of said Plat of Richland, also being the point of intersection of the West
margin of George Washington Way and the South margin of Van Giesen Street;
thence South 01°05'48" East 225.00 feet along said West margin to the True Point of Beginning;
thence continuing South 01°05'48" East 535.00 feet along said West margin to the point of intersection of said West
margin with the North margin of Torbett Street;
thence South 88°54'12" West 217.00 feet along said North margin;
thence North 01°05'48" West 115.00 feet;
thence South 88°54'12" West 254.50 feet;
thence North 01°05'48" West 527.45 feet;
thence North 89°12'04" East 212.50 feet;
thence South 01°05'48" East 105.00 feet;
thence North 89°12'04" East 259.00 feet to the True Point of Beginning.



COMMONWEALTH LAND TITLE INSURANCE
COMPANY GUARANTEE/CERTIFICATE NO. 472426391

SCHEDULE B

Subdivision Guarantee/Certificate Printed:  03.05.24 @ 11:36 AM
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SPECIAL EXCEPTIONS

1. Delinquent general taxes for 2023:

Amount: $32,277.21, plus additional interest and penalties
Tax Account No.: 102983020732045

2. General and special taxes and charges, payable February 15, delinquent if first half unpaid on May 1, second half
delinquent if unpaid on November 1 of the tax year (amounts do not include interest and penalties):

Year: 2024
Tax Account No.: 102983020732045
Levy Code: R1
Assessed Value-Land:   $1,930,400.00
Assessed Value-Improvements: $6,972,610.00

General and Special Taxes:
Billed: $82,518.81
Paid: $0.00
Unpaid: $82,518.81

3. Personal property taxes for improvements located upon the Land:

Year: 2023
Amount Billed: $2,201.08
Amount Paid: $2,108.25
Amount Due: $98.38, plus additional interest and penalties
Tax Account No.: 30PH57500000000
Tax Code: R1

4. Personal property taxes for improvements located upon the Land:

Year: 2024
Amount Billed: $2,320.53
Amount Paid: $0.00
Amount Due: $2,320.53
Tax Account No.: 30PH57500000000
Tax Code: R1

5. A deed of trust to secure an indebtedness in the amount shown below, 

Amount: $50,500,000.00
Dated: August 6, 2021
Trustor/Grantor: CV The Franklin LLC
Trustee: First American Title Insurance Company
Beneficiary: Pangea Mortgage Capital LLC
Recording Date: August 9, 2021 
Recording No.: 2021-037121



COMMONWEALTH LAND TITLE INSURANCE
COMPANY GUARANTEE/CERTIFICATE NO. 472426391

SCHEDULE B
(continued)
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An agreement to modify the terms and provisions of said deed of trust as therein provided

Executed by: CV The Franklin LLC
Recording Date: June 24, 2022
Recording No.: 2022-021298

6. A financing statement as follows:

Debtor: CV The Franklin LLC
Secured Party: Pangea Mortgage Capital LLC
Recording Date: August 10, 2021
Recording No.: 2021-037404

7. Liability, if any, for personal property taxes pursuant to RCW 84.56.070 wherein no sale can be made without
prepayment of said tax, including advance tax for the following calendar year. 

8. Any unrecorded leaseholds, right of vendors and holders of security interests on personal property installed upon
the Land and rights of tenants to remove trade fixtures at the expiration of the terms.

9. Easements and limitations as established in the dedication of "Plat of Richland" or as delineated on the map
thereof.

10. Relinquishment of Easement(s), by the CITY OF RICHLAND,
Recorded:September 8, 1999
Recording No.:1999-028778 and 1999-028779

11. Easement including the terms, covenants and provisions thereof, as granted by instrument:
Recorded:July 6, 1981
Recording No.:845063
In Favor Of:CITY OF RICHLAND
For:Utility easement
Affects:10 feet wide per the instrument

12. Covenants, conditions, restrictions and easement in declaration of restrictions, but omitting any covenant or
restriction based on race, color, religion, sex, handicap, familial status, or national origin unless and only to the
extent that said covenant (a) is exempt under Chapter 42, Section 3607 of the United States Code or (b) relates to
handicap but does not discriminate against handicapped persons.
Recorded:December 20, 1973
Recording No.:658259

Said covenants, conditions and restrictions have been amended by instrument:
Recorded:July 27, 1993
Recording No.:93-21596
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13. Agreement entered into by and between:
CITY OF RICHLAND and NELCO ENTERPRISES, INC.
Dated:May 22, 1974
Recorded:June 25, 1975
Recording No.:683271

Said Agreement is a re-recording of the instrument recorded June 3, 1974, under Recording No. 665285.

14. Declaration of Reciprocal Easements Agreement entered into by and between:
BASHWAL, L.L.C., FRANCIS A. AIELLO and BEVERLY M. AIELLO, SAMUEL E. ALLEN, ANITA M. ALLEN,
TREVOR A. ALLEN, ORVILLE M. RICE and DAVID G. HEALD
Recorded:April 29, 1999
Recording No.:1999-014216

15. Easement including the terms, covenants and provisions thereof for electric transmission and/or distribution line,
together with necessary appurtenances, as granted by instrument:
Recorded:October 22, 1999
Recording No.:1999-032929
To:CITY OF RICHLAND
Affects:10 feet wide per the instrument

16. Easement including the terms, covenants and provisions thereof, as granted by instrument:
Recorded:October 22, 1999
Recording No.:1999-032933
In Favor Of:CITY OF RICHLAND
For:Utility easement
Affects:30 feet wide per the instrument

17. Easement including the terms, covenants and provisions thereof, as granted by instrument:
Recorded:October 22, 1999
Recording No.:1999-032934
In Favor Of:CITY OF RICHLAND
For:Utility easement
Affects:30 feet wide per the instrument

18. Covenant Limiting Use of Real Property:
Recorded 09/24/2003
Recording No.: 2003-046343

19. Agreement and the terms and conditions thereof:
Between: Royal Hotel
And: Charter Communications
Recorded: 05/27/2004
Recording Number: 2004-018639
Regarding: Right of Entry
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SCHEDULE B
(continued)
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20. Easement affecting a portion of said premises and for the purposes stated therein:
In favor of: Verizon Northwest Inc., a Washington Corporation
Purpose: Electric transmission and distribution line and appurtenances thereto
Recorded: 11/10/2004
Recording Number: 2004-039692
Affects: Said premises

21. Grant of Easement between Myung Lim Park and Do Sun Park and Global Signal Acquisitions IV LLC recorded
January 23, 2013 under recording no.: 2013-2458.

22. Memorandum of Purchase and Sale of Lease and Successor Lease and the terms and conditions thereof:
Grantor/Lessor:  Myung Lim Park and Do Sun Park
Grantee/Lessee:  Wireless Capital Partners, LLC a Delaware limited liability company
Recorded:  08/18/2007
Recording No.:  2008-024578
Said instrument is a re-record of instrument recorded November 28, 2007 under Recording No. 2007-038579.

Memorandum of Restated First Amendment of pruchase and sale of lease and succesor lease
Recorded: February 26, 2013 under recording no.: 2013-6294.

23. Memorandum of Purchase and Sale of Lease and Successor Lease and the terms and conditions thereof:
Dated:  02/14/2008
Recorded:  02/27/2008
Recording No.:  2008-005135
Lessor:  Myung Lim and Do Sun Park
Lessee:  Wireless Capital Partners, LLC, a Delaware limited liability company

Memorandum of Restated First Amendment of pruchase and sale of lease and succesor lease
Recorded: February 26, 2013 under recording no.: 2013-6293.

24. Memorandum of Assignment and the terms and conditions thereof:
Grantor/Lessor:  Wireless Capital Partners, LLC, a Delaware limited liability company
Grantee/Lessee:  WCP Wireless Lease Subsidiary, LLC, a Delaware limited liability company
Recorded:  04/01/2008
Recording No.:  2008-009032

Memorandum of Restated First Amendment of pruchase and sale of lease and succesor lease
Recorded: February 26, 2013 under recording no.: 2013-6293.

25. Memorandum of Assignment and the terms and conditions thereof:
Assignor:  Wireless Capital Partners, LLC, a Delaware limited liability company
Assignee:  WCP Wireless Lease Subsidiary, LLC, a Delaware limited liability company
Recorded:  12/31/2007
Recording No.:  2007-041989

Memorandum of Restated First Amendment of Purchase and Sale of Lease and Successor Lease recorded
February 26, 2013 under recording no.: 2013-6294
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26. Memorandum of Purchase and Sale of Lease and Successor Lease and the terms and conditions thereof:
Dated:  November 9, 2007
Recorded:  November 28, 2007
Recording No.:  2007-038580
Lessor:  Myung Lim and Do Sun Park
Lessee:  Wireless Capital Partners, LLC, a Delaware limited liability company

The Lessee's interest is now held by WCP Wireless Lease Subsidiary, LLC, a Delaware limited company pursuant
to Memorandum of Assignment, Recorded December 31, 2007, under Recording No. 2007-041987

Memorandum of Restated First Amendment of Purchase and Sale of Lease and Successor Lease recorded
February 26, 2013 under recording no.: 2013-6297.

27. Memorandum of Purchase and Sale of Lease and Successor Lease and the terms and conditions thereof:
Dated:  February 14, 2008
Recorded:  February 27, 2008
Recording No.:  2008-005134
Lessor:  Myung Lim and Do Sun Park
Lessee:  Wireless Capital Partners, LLC, a Delaware limited liability company

The lessee's interest is now held by WCP Wireless Lease Subsidiary, LLC, a Delaware limited liability company
pursuant to Memorandum of Assignment, Recorded April 1, 2008, under Recording No. 2008-009034.

28. Memorandum of Land Lease Agreement
Lessor: Joo B. Kim and Yun S. Kim, husband and wife
Lessee: Cellco Partnership d/b/a Verizon Wireless
Recorded: February 25, 2005
Recording No.: 2005-5919

Assignment and Assumption of Land Lease
Assignor: Myung Lim Park and Do Sun Park
Assignee: Global Signal Acquisitions IV LLC
Recorded: January 23, 2013
Recording no.: 2013-2459.

29. Memorandum of Rooftof Lease
Lessor: Myung Lim Park and Do Sun Park
Lessee: Crown Castle AS LLC
Recorded: March 5, 2013
Recording no.: 2013-7166.

30. Easement(s) for the purpose(s) shown below and rights incidental thereto, as granted in a document:

Granted to: City of Richland 
Purpose: Electric Utility Easement
Recording Date: March 7, 2023
Recording No.: 2023-004167
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31. The Company will require the following documents for review prior to the issuance of any title insurance predicated
upon a conveyance or encumbrance from the entity named below.

Limited Liability Company:  CV The Franklin LLC

a. A copy of its operating agreement, if any, and any and all amendments, supplements and/or 
modifications thereto, certified by the appropriate manager or member.

b. If a domestic Limited Liability Company, a copy of its Articles of Organization and all amendment 
thereto with the appropriate filing stamps.

c. If the Limited Liability Company is  member-managed a full and complete current list of members 
certified by the appropriate manager or  member.

d. A current dated certificate of good standing from the proper governmental authority of the state in which 
the entity was created

e. If less than all members, or managers, as appropriate, will be executing the closing documents, 
furnish evidence of the authority of those signing.

The Company reserves the right to add additional items or make further requirements after review of the
requested documentation.

32. Note:  The Public Records indicate that the address of the improvement located on said Land is as follows: 

1515 George Washington Way
Richland, WA 99352

33. Note:  FOR INFORMATIONAL PURPOSES ONLY:

The following may be used as an abbreviated legal description on the documents to be recorded, per Amended
RCW 65.04.045.  Said abbreviated legal description is not a substitute for a complete legal description within the
body of the document:

PTN Lots 3 and 6, Block 732, PLAT OF RICHLAND
Tax Account No.:  102983020732045

END OF SCHEDULE B
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File No. EA2024-113 

Richland 

CITY OF RICHLAND 
Determination of Non-Significance 

Description of Proposal:  Significant modification of an 80-foot-tall cellular monopole. Reducing its 
overall height, but increasing its horizontal dimensions by adding equipment 
to the exterior of the pole, eliminating its prior concealment method. 

Proponent: Les Cooley d/b/a Sage Hill 
Attn: Lester Cooley 
23630 SR 9 SE 
Snohomish, WA 98296  

Location of Proposal: The project area is located approximately 310-feet northwest of the intersection 
of George Washington Way and Torbett Street (APN 1-02983020732045), 
Richland, WA. 

Lead Agency:  City of Richland 

The lead agency for this proposal has determined that it does not have a probable significant adverse impact 
on the environment.  An environmental impact statement (EIS) is not required under RCW 43.21C.030(2)(c). 
This decision was made after review of a completed environmental checklist and other information on file with 
the lead agency. This information is available to the public on request.   

(   ) There is no comment for the DNS. 

(  ) This DNS is issued under WAC 197-11-340(2); the lead agency will not act on this proposal for 
fourteen days from the date of issuance. 

( X ) This DNS is issued after using the optional DNS process in WAC 197-11-355.  There is no further 
comment period on the DNS. 

Responsible Official:  Mike Stevens 
Position/Title:  Planning Manager  
Address:  625 Swift Blvd., MS #35, Richland, WA  99352 
Date:  June 3, 2024 

Signature______________________________ 
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Richland 

CITY OF RICHLAND 
NOTICE OF APPLICATION, PUBLIC HEARING AND OPTIONAL DNS 

(SUP2024-101 & EA2024-113) 

Notice is hereby given that Sage Hill has filed a special use permit application to construct a substantial change to 
the cellular service monopole located at 1515 George Washington Way. The changes include reducing the overall 
height of the monopole and adding antenna to the exterior of the pole to accommodate service needs. These 
changes eliminate the previously approved concealment method of all equipment inside the existing pole. The 
ground story fenced area is to remain unchanged.  

Project Site: The project site is located at 1515 George Washington Way (APN 1-02983020732045).  The existing 
monopole structure is located behind the La Bella Vita Restaurant and is approximately 300 feet northwest of the 
nearby George Washington Way and Torbett Street intersection. 

Public Hearing: The Richland Hearings Examiner will conduct a public hearing and review of the application at 6:00 
p.m., Monday, June 10th, 2024 at City Hall, 625 Swift Boulevard. All interested parties are invited to participate in the
public hearing.

Environmental Review:  The proposal is subject to environmental review.  The City of Richland is lead agency for 
the proposal under the State Environmental Policy Act (SEPA) and has reviewed the proposed project for probable 
adverse environmental impacts and expects to issue a determination of non-significance (DNS) for this project.  The 
optional DNS process in WAC 197-11-355 is being used.  This may be your only opportunity to comment on the 
environmental impacts of the proposed development.  The environmental checklist and related file information are 
available to the public and can be viewed at www.ci.richland.wa.us.  

Public Comment: Any person desiring to express their views or to be notified of any decisions pertaining to this 
application should notify Kyle Hendricks, Planning, 625 Swift Boulevard, MS-35, Richland, WA 99352. Comments 
may be emailed to planning@ci.richland.wa.us. The deadline for written comments is 6:00 p.m., Sunday, June 9th.  
However, written comments must be received no later than 5:00 p.m. on Friday, May 31st, 2024 to be incorporated 
into the staff report. Comments received after that time will be entered into the record during the hearing.  

Appeal: The application will be reviewed in accordance with the regulations in RMC Title 23 Zoning and Title 19 
Development Regulations Administration. Appeal procedures of decisions related to the above referenced 
applications are set forth in RMC Chapter 19.70. Contact the Richland Planning Division at the above referenced 
address with questions related to the available appeal process.  

Exhibit 5
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STATE OF WASHINGTON 

COUNTY OF BENTON 

AFFIDAVIT OF MAILING 

) 
) ss. 
) 

COMES NOW, Jodi Hogan, who, being first duly sworn upon oath deposes and says: 

8 1. I am an employee in the Planning & Development Department for the City of Richland. 

9 

10 

11 

12 

13 

14 

15 

16 

17 

18 

19 

20 

21 

22 

23 

24 

25 

2. On the 16th day of May 2024, I mailed a copy of the attached CITY OF RICHLAND 
NOTICE OF APPLICATION, PUBLIC HEARING AND OPTIO AL D S (SUP2024-101 & 
EA2024-113) to the attached list of individuals via regular USPS or email on the date indicated above. 
The Richland Hearings Examiner will conduct a public hearing at 6:00 p.m. on Monday, June 10th, 
2024. 

SIGNED AND SWORN to before me this 16th day of March 2024 by Jodi Hogan. 

Notary Pu 
State of Wuhiqton 
CARLY KIRKPATRICK 

LICENSE # 210539 
MY COMMISSION EXPDlES 

OCTOBER 6, 2027 

AFFIDAVIT OF MAILING - 1 
Notice of Closed Record Hearing attached. 
Address list attached . 

No 

Print N e 
Residing at ~ QD\ ~ 
My appointment expires : Cc¼:. Lo > 2o?:;} 



RAINIER SOUND VIEW LLC 

930 S 336TH ST SUITE B 

FEDERAL WAY, WA 98003 
 

 OAK STREET INVESTMENT GRADE NET LEASE FUND 

125 S WACKER DR STE 1220 

CHICAGO, IL 60606 
 

OLIVER RONALD  

PO BOX 999  

BATTLE GROUND, WA 98604 
 

 ANIC STJEPAN  

142 VAN GIESEN ST 

RICHLAND, WA 99354-2615 
 

YOUNG DEVON ALLEN 

144 VAN GIESEN ST 

RICHLAND, WA 99354 
 

 YUAN CHUNQING  

2401 8TH AVE N APT 201 

SEATTLE, WA 98109 
 

HARTY PATRICK A 

429 SIERRA ST 

RICHLAND, WA 99354-2047 
 

 BOSCHKER DAVID E  

150 VAN GIESEN ST 

RICHLAND, WA 99354-2615 
 

IGNJATIC MILJAN  

152 VAN GIESEN ST 

RICHLAND, WA 99352-2615 
 

 RADIC SLADJAN  

154 VAN GIESEN ST 

RICHLAND, WA 99354-2615 
 

RADIC MILKA  

156 VAN GIESEN ST 

RICHLAND, WA 99354-2615 
 

 STRELTSOVA TATIANA N 

158 VAN GIESEN ST 

RICHLAND, WA 99354-2615 
 

RICHLAND SENIOR CARE LLC 

175 W ORCHARD AVE  

HAYDEN , ID 83835 
 

 SNOW PEAK 3 LLC   

175 W ORCHARD AVE  

HAYDEN , ID 83835 
 

GRIGG FAMILY LLC 

801 WEST COLUMBIA STREET 

PASCO, WA 99301 
 

 MC DONALDS CORPORATION 

PO BOX 182571 

COLUMBUS, OH 43218 
 

WADHWA MEDICAL LLC   

217 TORBETT ST STE 101 

RICHLAND, WA 99354 
 

 SPRAGUE INVESTMENT LLC   

P.O. BOX 2397 

KIRKLAND, WA 98083 
 

STACK CHARLES R 

14304 S. YEW ST. 

KENNEWICK, WA 99337 
 

 OHI ASSET (WA) RICHLAND LLC 

303 INTERNATIONAL CIRCLE STE 200 

HUNT VALLEY , MD 21031 
 



BERVEN INVESTMENTS LLC   

3880 W VAN GIESEN  

WEST RICHLAND, WA 99353 
 

 MERRICK PROPERTIES LLC 

290 TORBETT  STREET 

RICHLAND , WA 99354 
 

OHI ASSET (WA) RICHLAND LLC 

303 INTERNATIONAL CIRCLE STE 200 

HUNT VALLEY , MD 21031 
 

 JE CARTER HOLDINGS LLC 

79403 N YAKIMA RIVER DR WEST 

WEST RICHLAND, WA 99353 
 

ANGLESEY MICHAEL & JENNIFER  

300 TORBETT ST 

RICHLAND, WA 99354-2604 
 

 CV THE FRANKLIN LLC 

17933 NW EVERGREEN PL STE 300 

BEAVERTON , OR 97006 
 

DOUGLAS WAY BUILDING CORP 

620 SW 5TH AVE STE 300 

PORTLAND, OR 97204 
 

 SNOW PEAK 3 LLC   

175 W ORCHARD AVE  

HAYDEN , ID 83835 
 

SNOW PEAK 3 LLC   

175 W ORCHARD AVE  

HAYDEN , ID 83835 
 

 CHRISTIAN TRUSTEES CRAIG C & JANET 

1290 GAGE BLVD 

RICHLAND, WA 99352 
 

KAJAKS LLC 

215 VAN GIESEN ST 

RICHLAND , WA 99354 
 

 ANGLESEY MICHAEL & JENNIFER  

300 TORBETT ST 

RICHLAND, WA 99354-2604 
 

RICHLAND SCHOOL DISTRICT #400 

6972 KEENE RD 

WEST RICHLAND, WA 99353 
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AFFIDAVIT OF POSTING 

ST A TE OF WASHING TON 

COUNTY OF BENTON 

) 
) ss. 
) 

COMES NOW, Kyle Hendricks, who, being first duly sworn upon oath deposes and says: 

1. 

2. 

I am an employee in the Planning Division of the Development Services Department 
for the City of Richland. 
On the 16th day of May 2024, I posted the attached NOTICE OF PUBLIC HEARING, 
File Number SUP2024-101 (1515 George Washington Way Monopole Substantial 
Change) in the following locations: 

Approximately 200 feet north of the Torbett Street and George Washington 
Way intersection. 

SIGNED AND SWORN to before me this 17th day of May, 2024, by Kyle Hendricks. 

Notary Public 
State of Washington 
CARLY KIRKPATRICK 

LICENSE # 210539 
MY COMMISSION EXPIRES 

OCTOBER 6, 2027 

AFFIDAVIT OF POSTTNG 
(Master File#: SUP2024-101) 

Signat ofN~ ""'" 

c..a., I~ K j rl£ fl'.' :tY i C le 
Printed Nam 

Notary Public in and for the State of Washington, 

Residing in ~fA'.){tY) &x,~ 
My appointment expires: Oc . .:t ~, 2 DL] 



McClatchy 

Account I Order Number 

36823 554188 

Attention: Jennifer Anderson 
CITY OF RICHLAND/LEGALS 
625 SWIFT BLVD. MS-05 
RICHLAND. WA 99352 

janderson@ci.richland.wa.us 

CITY OF RICHLAND 
NOTICE OF APPLICATION, 

PUBLIC HEARING AND 
OPTIONAL DNS 

(SUP2024-101 & EA2024-113) 

Notice: Sage Hill has filed a special 
use pem,it application to construct 
a subslantial change to the cellular 
service monopole located at 1515 
George Washingtoo Way. The chang­
es Include reducing the overall height 
of the monopole and adding an an­
tenna Io the extertor of Ihe pole to 
aocorrvnodate service needs. These 
changes eliminate the previously ap­
proved concealment method of all 
equipment inside the existing pole. 
The ground-story fenced area is to 
remain unchanged. 
Project Sita: The project site is lo­
cated at 1515 George Washington 
Way (AFN 1--02983020732045). The 
existing monopole structure is located 
behind tt,e La Bella Vita Restaurant 
and is approximately 300 feet north­
west of the neart,y George Washing­
ton Way and Torbett Street intersec­
tion. 
Public Hearing: The Richland 
Hearing Examiner will conduct a pub­
lic heartng and review of the applica­
tk>n on Monday. June 10, 2024 at 
~ in the Richland City Hall 
Council Chambers, 625 Swift Boule­
vard . All interested parties are invited 
Io attend and present testimony at the 
public hearing. 
Environmental Review; The pro­
posal is subject to environmental 
review. The City of Richland is lead 
agency for the proposal under the 
State Environmental Policy Act (SEPA), 
has reviewed the proposed project 
for probable ad\<erse envirorvnental 
impacts, and expects to issue a de­
termination of non-signifJCance (DNS) 
for this project. The optional DNS 
process in Wt¥:, 197-11 -355 is being 
used. This may be your only opportu­
nity to conment on the environmental 
impacts of 1!1e proposed development. 
The environmental checklist and relat­
ed file information are available to the 
public and can be viewed on the City 
of Richland's website at www.ci.rlch­
land.wa.us. 
Public Comment: My person de­
siring to express their views or to be 
notnied of any decisions pertaining 
to this applicalion should notily Kyle 
Hendrtcks, Planning, 625 Swift Bou­
levard, MS-35, Richland, WA 99352. 
Comments may be emailed to plan­
ning @ci.richland.wa.us. The deadline 
for written comnents is 6:00 p.m. on 
Sunday, June 9, 2024; however, wrtt­
ten convnents must be received no 
later than 5:00 p.m. on Friday, May 31, 
2024, to be incorporated into the staff 
report. Com-nents received after that 
lime will be entered into the reccrd 
during the heartng. 
Date Published: Sunday, May 19, 
2024 
IPl..0174052 
May 19 2024 

Tiie Beaufort Gazette 
The Belleville News-Democrat 
Bellingham Herald 
Centre Daily Times 
Sun Herald 
Idaho Statesman 
Bradenton Herald 
The Charlotte Observer 
TI\e State 
Ledger-Enquirer 

Durham I The Herald-Sun 
Fort Worth Star-Telegram 
The Fresno Bee 
TI1e Island Packet 
The Kansas Gty Star 
Lexington Herald-Leader 
TI,e Telegraph - Macon 
Merced Sun-Star 
Miami Herald 
El Nuevo Herald 

TI,e Modesto Bee 
11,e Sun News - Myrtle Beach 
Raleigh News & Observer 
Rock Hill I 11,e Herald 
The Sacramento Bee 
San Luis Obispo Tribune 
Tacoma I TheNewsTribune 
T ri-Gty Herald 
11,e Widtita Eagle 
The Olympian 

AFFIDAVIT OF PUBLICATION 
ldenttflcatlon 

Print Legal Ad-lPl.01740520 - IPl.0174052 

OrderPO Amount 
HE PHN SUP2024-101, EA $220.69 

COUNTY OF BENTON) 

STATE OF WASHINGTON) 

Cols Depth 

nL 

ss 

Mary Castro. being duly sworn, deposes and says, I am 
the Legals Clerk of The Tri-City Herald. a daily 
newspaper. That said newspaper is a local newspaper 
and has been approved as a legal newspaper by order of 
the superior court in the county in which it is published 
and it is now and has been for more than six months 
prior to the date of the publications hereinafter referred 
to. published continually as a daily newspaper in Benton 
County, Washington. That the attached is a true copy as 
it was printed in the regular and entire issue of the Tri­
City Herald and not in a supplement thereof. ran 1 time 
(s) commencing on 05/19/2024. and ending on 
05/19/2024 and that said newspaper was regu larly 
distributed to its subscribers during all of this period. 

1 insertion(s) published on: 

05/19/24 

(Signature of Legals Clerk) 

Sworn to and subscribed before me this 20th day 
of May in the year of 2024 

Notary Public in and for the state of Texas. residing in 
Dallas County 

STEPHANIE HATCHER 
My NDtary 10 # 133534406 
Expires January 14. 2026 

Extra charge for lost or ck.lpllcate affidavits. 
Legal document please do not destroy! 



──────────────────────
 Committed to Quality Service 

M E M O R A N D U M PUBLIC WORKS 
CIVIL AND UTILITY ENGINEERING 

TO: CITY OF RICHLAND PLANNING DEPARTMENT  

FROM:  JOHN WHITTIER – CIVIL ENGINEER 1 

DATE: May 30th, 2024 

SUBJECT: SPECIAL USE PERMIT #SUP2024-101 & SEPA DNS APPLICATION #EA2024-
116 – 1515 GEORGE WASHINGTON WAY  

To whom it may concern, 

Public Works has reviewed the submitted Special Use Permit and SEPA DNS application 
received on May 16th, 2024, and have the comments noted below. 

EA2024-113 COMMENTS: 
1. Item 14e: Note that this item only accounts for the anticipated volume of daily trips and

does not need to account for construction traffic.

If you have any questions, please let me know.  

Thank you,  
John T. Whittier, P.E. 
509-942-7649

Exhibit 6



From: PUBLICWORKS
To: Planning
Cc: PUBLICWORKS
Subject: RE: SUP2024-101 - EA2024-113 - 1515 George Washington Way referral packet
Date: Monday, May 20, 2024 2:49:07 PM
Attachments: image002.png

image004.png
image001.png

[EXTERNAL EMAIL] Exercise caution before clicking links or opening attachments.

 
Good afternoon
 
Benton County Public Works has no comments.
 
Thank you.
 

Cristina Woods,PE ● Civil Engineer I
Benton County Public Works
102206 Wiser Parkway , Kennewick WA, 99338
(509) 786-5611 Ext: 5684
 

 
 
 

From: Planning <planning@ci.richland.wa.us> 
Sent: Thursday, May 16, 2024 3:35 PM
To: _Address.Change.Notification_All@pps.reinject; accastle@bpa.gov <accastle@bpa.gov>;
admin@basindisposal.com; Ashley Morton <AshleyMorton@ctuir.org>; Badger Mountain Irrigation
District <bmidmanager@badgermountainirrigation.com>; Michelle Mercer
<Michelle.Mercer@co.benton.wa.us>; Segregations <segregations@co.benton.wa.us>; Planning
Department <Planning.Department@co.benton.wa.us>; Benton PUD, Broadband
<osp@noanet.net>; Benton PUD, Electrical <engservice@bentonpud.org>; Carrie Thompson
<carrie.thompson@bnsf.com>; Casey Barney, Yakama Nation <Casey_Barney@Yakama.com>;
city@basindisposal.com; Corrine Camuso, Yakama Nation <Corrine_Camuso@Yakama.com>;
Hamilton, Craig <c.hamilton@bces.wa.gov>; Crosepa@ecy.wa.gov <Crosepa@ecy.wa.gov>; DAHP
SEPA Reviews <sepa@dahp.wa.gov>; DAlessandro, Carlo <cdalessandro@CI.RICHLAND.WA.US>;
Davis, Deanna <d.davis@bces.wa.gov>; Deborah Rodgers <dxrodgers@bpa.gov>; Deskins, John
<jdeskins@CI.RICHLAND.WA.US>; Edwards <edwardse@bentonpud.org>; Eric Mendenhall
<emendenhall@westrichland.org>; Erin Hockaday <erin.hockaday@bfhd.wa.gov>; Former Orchards
<FormerOrchards@ecy.wa.gov>; GIS <GIS@co.benton.wa.us>; Greg Wendt
<Greg.Wendt@co.benton.wa.us>; Hill, Kelly <khill@CI.RICHLAND.WA.US>; Hogan, Jodi
<jhogan@CI.RICHLAND.WA.US>; Homero.Gonzalez@ziply.com; ian_gray@yakama.com; Jack
Howard <jack.howard@bfhd.wa.gov>; Jason McShane <jmcshane@kid.org>; Jessica Lally, Yakama
Nation <Jessica_Lally@Yakama.com>; JLKinch@bpa.gov; Jodeer@bfhd.wa.gov;

mailto:PublicWorks@co.benton.wa.us
mailto:planning@ci.richland.wa.us
mailto:PublicWorks@co.benton.wa.us
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john.lyle@bentoncleanair.org; Jordon, Joshua <jojordon@CI.RICHLAND.WA.US>; Junior Campos
<junior.campos@charter.com>; Katherine Cichy <katherine.cichy@ziply.com>; Kelly Cooper
<kelly.cooper@doh.wa.gov>; Kevin Knodel <kevin.knodel@rsd.edu>; Kevin Sliger <KSliger@bft.org>;
KID Development <development@kid.org>; KID Webmaster <webmaster@kid.org>; M. Deklyne
<mjdeklyne@bpa.gov>; Map BCES <map@bces.wa.gov>; Mattheus, Pamela
<pmattheus@CI.RICHLAND.WA.US>; Michael Tovey <michael.tovey@ziply.com>; Acevedo, Mizael
<macevedo@CI.RICHLAND.WA.US>; NMCummings@bpa.gov, <NMCummings@bpa.gov>; Noah Lee
<noah.lee@bentoncleanair.org>; Noah Oliver, Yakama Nation <Noah_Oliver@Yakama.com>; Orr,
Bruce <borr@CI.RICHLAND.WA.US>; Paul Gonseth <gonsetp@wsdot.wa.gov>; PUBLICWORKS
<PublicWorks@co.benton.wa.us>; Quentin Wright <QWright@portofbenton.com>; Reathaford,
Jason <JReathaford@CI.RICHLAND.WA.US>; Review Team <reviewteam@commerce.wa.gov>;
rgoede@noanet.net; Richard Krasner <richard.krasner@rsd.edu>; USPS Richland Postmaster
<99352RichlandWA-Postmaster@usps.gov>; Ryan Anderson <rand461@ECY.WA.GOV>; Sanchez,
Juan <jsanchez@CI.RICHLAND.WA.US>; Schiessl, Joe <JSchiessl@CI.RICHLAND.WA.US>; SEPA BFHD
<SEPA@bfhd.wa.gov>; SEPA Center <sepacenter@dnr.wa.gov>; SEPA Register
<separegister@ecy.wa.gov>; SEPA Unit <sepaunit@ecy.wa.gov>; Seth DeFoe <SDefoe@kid.org>;
South Central Region Planning <scplanning@wsdot.wa.gov>; Steve Davenport
<steve.davenport@commerce.wa.gov>; WA Dept of Fish & Wildlife <rittemwr@dfw.wa.gov>;
WDFW <R3Planning@dfw.wa.gov>; Westphal, Nichole <nwestphal@ci.richland.wa.us>; Whittier,
John <jwhittier@CI.RICHLAND.WA.US>; WSDOT Aviation <AviationLandUse@wsdot.wa.gov>
Subject: [EXTERNAL] SUP2024-101 - EA2024-113 - 1515 George Washington Way referral packet
 
Good afternoon,
 
Attached is a referral packet for a proposed special use permit application to construct a substantial
change to the existing cellular service monopole located at 1515 George Washington Way. The
changes include reducing the overall height of the monopole and adding antenna to the exterior of
the pole to accommodate service needs. These changes eliminate the previously approved
concealment method of all equipment inside the existing pole. The ground story fenced area is to
remain unchanged.
 

Please review and reply with questions or comments by end of day, Friday May 31st, 2024.
 
Thank you for your time and consideration,
 

Kyle Hendricks
Planner
625 Swift Blvd., MS-35 | Richland, WA 99352
(509) 942-7683

 
 

Disclaimer: Emails and attachments sent to or from the City of Richland are public records subject
to release under the Washington Public Records Act, Chapter 42.56 RCW. Sender and Recipient
have no expectation of privacy in emails transmitted to or from the City of Richland.
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Hendricks, Kyle

From: Rodgers,Deborah (CONTR) - TERR-TRI CITIES RMHQ <dxrodgers@bpa.gov>
Sent: Friday, May 31, 2024 2:00 PM
To: Planning
Cc: Cummings,Nicole M (BPA) - TERR-TRI CITIES RMHQ
Subject: RE: [EXTERNAL] SUP2024-101 - EA2024-113 - 1515 George Washington Way referral packet

[EXTERNAL EMAIL] Exercise caution before clicking links or opening attachments.  

Kyle, 
 
Bonneville Power Administration’s (BPA) has had the opportunity to review SUP2024-101 - EA2024-113 - 1515 George 
Washington Way referral packet.  
 
In researching our records, we have found that this proposal will not directly impact BPA facilities. BPA does not have 
any objections to the approval of this request at this time. 
 
If you have any questions or need additional information, please feel free to contact Nicole Cummings at (509) 542-5499 
or by email at nmcummings@bpa.gov.  
 
Thank you for the opportunity to review this application. 
 

 
APPLICATION FOR PROPOSED USE OF BPA RIGHT-OF-WAY 
Landowner Safety - Bonneville Power Administration (bpa.gov) 

Vegetation Management - Bonneville Power Administration (bpa.gov) 
 

From: Planning <planning@ci.richland.wa.us>  
Sent: Thursday, May 16, 2024 3:35 PM 
To: _Address Change Notification_All; Castle,Angela C (CONTR) - TERR-PASCO <ACCastle@bpa.gov>; 
admin@basindisposal.com; Ashley Morton <AshleyMorton@ctuir.org>; Badger Mountain Irrigation District 
<bmidmanager@badgermountainirrigation.com>; BC Planning - Michelle Cooke <Michelle.Cooke@co.benton.wa.us>; 
Benton County - Segregations <Segregations@co.benton.wa.us>; Benton County Planning 
<Planning.Department@co.benton.wa.us>; Benton PUD, Broadband <osp@noanet.net>; Benton PUD, Electrical 
<engservice@bentonpud.org>; Carrie Thompson <carrie.thompson@bnsf.com>; Casey Barney, Yakama Nation 
<Casey_Barney@Yakama.com>; city@basindisposal.com; Corrine Camuso, Yakama Nation 
<Corrine_Camuso@Yakama.com>; Hamilton, Craig <C.Hamilton@bces.wa.gov>; Crosepa@ecy.wa.gov 
<Crosepa@ecy.wa.gov>; DAHP SEPA Reviews <sepa@dahp.wa.gov>; DAlessandro, Carlo 
<cdalessandro@CI.RICHLAND.WA.US>; Davis, Deanna <d.davis@bces.wa.gov>; Rodgers,Deborah (CONTR) - TERR-TRI 
CITIES RMHQ <dxrodgers@bpa.gov>; Deskins, John <jdeskins@CI.RICHLAND.WA.US>; Edwards 
<edwardse@bentonpud.org>; Eric Mendenhall <emendenhall@westrichland.org>; Erin Hockaday 
<erin.hockaday@bfhd.wa.gov>; Former Orchards <FormerOrchards@ecy.wa.gov>; GIS <gis@co.benton.wa.us>; Greg 
Wendt <greg.wendt@co.benton.wa.us>; Hill, Kelly <khill@CI.RICHLAND.WA.US>; Hogan, Jodi 



2

<jhogan@CI.RICHLAND.WA.US>; Homero.Gonzalez@ziply.com; ian_gray@yakama.com; Jack Howard 
<jack.howard@bfhd.wa.gov>; Jason McShane <jmcshane@kid.org>; Jessica Lally, Yakama Nation 
<Jessica_Lally@Yakama.com>; Kinch,James L (BPA) - TERR-BELL-1 <JLKinch@bpa.gov>; Jodeer@bfhd.wa.gov; John Lyle 
<john.lyle@bentoncleanair.org>; Jordon, Joshua <jojordon@CI.RICHLAND.WA.US>; Junior Campos 
<junior.campos@charter.com>; Katherine Cichy <katherine.cichy@ziply.com>; Kelly Cooper 
<kelly.cooper@doh.wa.gov>; Kevin Knodel <kevin.knodel@rsd.edu>; Kevin Sliger <KSliger@bft.org>; KID Development 
<development@kid.org>; KID Webmaster <webmaster@kid.org>; M. Deklyne <mjdeklyne@bpa.gov>; Map BCES 
<map@bces.wa.gov>; Mattheus, Pamela <pmattheus@CI.RICHLAND.WA.US>; Michael Tovey 
<michael.tovey@ziply.com>; Acevedo, Mizael <macevedo@CI.RICHLAND.WA.US>; Cummings,Nicole M (BPA) - TERR-TRI 
CITIES RMHQ <NMCummings@bpa.gov>; Noah Lee <noah.lee@bentoncleanair.org>; Noah Oliver, Yakama Nation 
<Noah_Oliver@Yakama.com>; Orr, Bruce <borr@CI.RICHLAND.WA.US>; Paul Gonseth <gonsetp@wsdot.wa.gov>; 
PublicWorks@co.benton.wa.us; Quentin Wright <QWright@portofbenton.com>; Reathaford, Jason 
<JReathaford@CI.RICHLAND.WA.US>; Review Team <reviewteam@commerce.wa.gov>; rgoede@noanet.net; Richard 
Krasner <richard.krasner@rsd.edu>; USPS Richland Postmaster <99352RichlandWA-Postmaster@usps.gov>; Ryan 
Anderson <rand461@ECY.WA.GOV>; Sanchez, Juan <jsanchez@CI.RICHLAND.WA.US>; Schiessl, Joe 
<JSchiessl@CI.RICHLAND.WA.US>; SEPA BFHD <SEPA@bfhd.wa.gov>; SEPA Center <sepacenter@dnr.wa.gov>; SEPA 
Register <separegister@ecy.wa.gov>; SEPA Unit <sepaunit@ecy.wa.gov>; Seth DeFoe <SDefoe@kid.org>; South Central 
Region Planning <scplanning@wsdot.wa.gov>; Steve Davenport <steve.davenport@commerce.wa.gov>; WA Dept of 
Fish & Wildlife <rittemwr@dfw.wa.gov>; WDFW <R3Planning@dfw.wa.gov>; Westphal, Nichole 
<nwestphal@ci.richland.wa.us>; Whittier, John <jwhittier@CI.RICHLAND.WA.US>; WSDOT Aviation 
<AviationLandUse@wsdot.wa.gov> 
Subject: [EXTERNAL] SUP2024-101 - EA2024-113 - 1515 George Washington Way referral packet 
 
Good afternoon, 
 
Attached is a referral packet for a proposed special use permit application to construct a substantial change to the 
existing cellular service monopole located at 1515 George Washington Way. The changes include reducing the overall 
height of the monopole and adding antenna to the exterior of the pole to accommodate service needs. These changes 
eliminate the previously approved concealment method of all equipment inside the existing pole. The ground story 
fenced area is to remain unchanged.  
 
Please review and reply with questions or comments by end of day, Friday May 31st, 2024. 
 
Thank you for your time and consideration, 
 

 

Kyle Hendricks 
Planner 
625 Swift Blvd., MS-35 | Richland, WA 99352 
(509) 942-7683 

 
 

Disclaimer: Emails and attachments sent to or from the City of Richland are public records subject 
to release under the Washington Public Records Act, Chapter 42.56 RCW. Sender and Recipient 
have no expectation of privacy in emails transmitted to or from the City of Richland. 

 



From: Hill, Kelly
To: Planning
Subject: RE: SUP2024-101 - EA2024-113 - 1515 George Washington Way referral packet
Date: Wednesday, May 29, 2024 3:57:35 PM
Attachments: image001.png

Kyle,
 
Thanks for following up on that.  I don’t have any other comments.
 
Thanks
 

Kelly Hill, PE
Chief Electrical Engineer
625 Swift Blvd., MS-23 | Richland, WA 99352
(509) 942-7416

 
 
From: Hill, Kelly 
Sent: Monday, May 20, 2024 7:41 AM
To: Planning <planning@ci.richland.wa.us>
Subject: RE: SUP2024-101 - EA2024-113 - 1515 George Washington Way referral packet
 
Kyle,
 
Comments from Energy Services:
 

1. Section 6.a. – They say N/A for electric, does this mean their existing electric service
size will not change?

 
Thanks
 

Kelly Hill, PE
Chief Electrical Engineer
625 Swift Blvd., MS-23 | Richland, WA 99352
(509) 942-7416

 
 
From: Planning <planning@ci.richland.wa.us> 
Sent: Thursday, May 16, 2024 3:35 PM
To: _Address Change Notification_All; accastle@bpa.gov <accastle@bpa.gov>;
admin@basindisposal.com; Ashley Morton <AshleyMorton@ctuir.org>; Badger Mountain Irrigation
District <bmidmanager@badgermountainirrigation.com>; BC Planning - Michelle Cooke
<Michelle.Cooke@co.benton.wa.us>; Benton County - Segregations
<Segregations@co.benton.wa.us>; Benton County Planning
<Planning.Department@co.benton.wa.us>; Benton PUD, Broadband <osp@noanet.net>; Benton
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PUD, Electrical <engservice@bentonpud.org>; Carrie Thompson <carrie.thompson@bnsf.com>;
Casey Barney, Yakama Nation <Casey_Barney@Yakama.com>; city@basindisposal.com; Corrine
Camuso, Yakama Nation <Corrine_Camuso@Yakama.com>; Hamilton, Craig
<C.Hamilton@bces.wa.gov>; Crosepa@ecy.wa.gov <Crosepa@ecy.wa.gov>; DAHP SEPA Reviews
<sepa@dahp.wa.gov>; DAlessandro, Carlo <cdalessandro@CI.RICHLAND.WA.US>; Davis, Deanna
<d.davis@bces.wa.gov>; Deborah Rodgers <dxrodgers@bpa.gov>; Deskins, John
<jdeskins@CI.RICHLAND.WA.US>; Edwards <edwardse@bentonpud.org>; Eric Mendenhall
<emendenhall@westrichland.org>; Erin Hockaday <erin.hockaday@bfhd.wa.gov>; Former Orchards
<FormerOrchards@ecy.wa.gov>; GIS <gis@co.benton.wa.us>; Greg Wendt
<greg.wendt@co.benton.wa.us>; Hill, Kelly <khill@CI.RICHLAND.WA.US>; Hogan, Jodi
<jhogan@CI.RICHLAND.WA.US>; Homero.Gonzalez@ziply.com; ian_gray@yakama.com; Jack
Howard <jack.howard@bfhd.wa.gov>; Jason McShane <jmcshane@kid.org>; Jessica Lally, Yakama
Nation <Jessica_Lally@Yakama.com>; JLKinch@bpa.gov; Jodeer@bfhd.wa.gov; John Lyle
<john.lyle@bentoncleanair.org>; Jordon, Joshua <jojordon@CI.RICHLAND.WA.US>; Junior Campos
<junior.campos@charter.com>; Katherine Cichy <katherine.cichy@ziply.com>; Kelly Cooper
<kelly.cooper@doh.wa.gov>; Kevin Knodel <kevin.knodel@rsd.edu>; Kevin Sliger <KSliger@bft.org>;
KID Development <development@kid.org>; KID Webmaster <webmaster@kid.org>; M. Deklyne
<mjdeklyne@bpa.gov>; Map BCES <map@bces.wa.gov>; Mattheus, Pamela
<pmattheus@CI.RICHLAND.WA.US>; Michael Tovey <michael.tovey@ziply.com>; Acevedo, Mizael
<macevedo@CI.RICHLAND.WA.US>; NMCummings@bpa.gov, <NMCummings@bpa.gov>; Noah Lee
<noah.lee@bentoncleanair.org>; Noah Oliver, Yakama Nation <Noah_Oliver@Yakama.com>; Orr,
Bruce <borr@CI.RICHLAND.WA.US>; Paul Gonseth <gonsetp@wsdot.wa.gov>;
PublicWorks@co.benton.wa.us; Quentin Wright <QWright@portofbenton.com>; Reathaford, Jason
<JReathaford@CI.RICHLAND.WA.US>; Review Team <reviewteam@commerce.wa.gov>;
rgoede@noanet.net; Richard Krasner <richard.krasner@rsd.edu>; USPS Richland Postmaster
<99352RichlandWA-Postmaster@usps.gov>; Ryan Anderson <rand461@ECY.WA.GOV>; Sanchez,
Juan <jsanchez@CI.RICHLAND.WA.US>; Schiessl, Joe <JSchiessl@CI.RICHLAND.WA.US>; SEPA BFHD
<SEPA@bfhd.wa.gov>; SEPA Center <sepacenter@dnr.wa.gov>; SEPA Register
<separegister@ecy.wa.gov>; SEPA Unit <sepaunit@ecy.wa.gov>; Seth DeFoe <SDefoe@kid.org>;
South Central Region Planning <scplanning@wsdot.wa.gov>; Steve Davenport
<steve.davenport@commerce.wa.gov>; WA Dept of Fish & Wildlife <rittemwr@dfw.wa.gov>;
WDFW <R3Planning@dfw.wa.gov>; Westphal, Nichole <nwestphal@ci.richland.wa.us>; Whittier,
John <jwhittier@CI.RICHLAND.WA.US>; WSDOT Aviation <AviationLandUse@wsdot.wa.gov>
Subject: SUP2024-101 - EA2024-113 - 1515 George Washington Way referral packet
 
Good afternoon,
 
Attached is a referral packet for a proposed special use permit application to construct a substantial
change to the existing cellular service monopole located at 1515 George Washington Way. The
changes include reducing the overall height of the monopole and adding antenna to the exterior of
the pole to accommodate service needs. These changes eliminate the previously approved
concealment method of all equipment inside the existing pole. The ground story fenced area is to
remain unchanged.
 

Please review and reply with questions or comments by end of day, Friday May 31st, 2024.
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Thank you for your time and consideration,
 

Kyle Hendricks
Planner
625 Swift Blvd., MS-35 | Richland, WA 99352
(509) 942-7683

 
 

Disclaimer: Emails and attachments sent to or from the City of Richland are public records subject
to release under the Washington Public Records Act, Chapter 42.56 RCW. Sender and Recipient
have no expectation of privacy in emails transmitted to or from the City of Richland.
 



From: Jan Enstad
To: Planning
Subject: RE: SUP2024-101 - EA2024-113 - 1515 George Washington Way referral packet
Date: Wednesday, May 29, 2024 2:32:28 PM
Attachments: image001.png

[EXTERNAL EMAIL] Exercise caution before clicking links or opening attachments.

Mr. Hendricks,
 
KID has no comment
 
Thank you,
 
Jan Enstad
Engineering Technician II
Kennewick Irrigation District
 
From: Planning <planning@ci.richland.wa.us> 
Sent: Thursday, May 16, 2024 3:35 PM
To: _Address Change Notification_All; accastle@bpa.gov <accastle@bpa.gov>;
admin@basindisposal.com; Ashley Morton <AshleyMorton@ctuir.org>; Badger Mountain Irrigation
District <bmidmanager@badgermountainirrigation.com>; BC Planning - Michelle Cooke
<Michelle.Cooke@co.benton.wa.us>; Benton County - Segregations
<Segregations@co.benton.wa.us>; Benton County Planning
<Planning.Department@co.benton.wa.us>; Benton PUD, Broadband <osp@noanet.net>; Benton
PUD, Electrical <engservice@bentonpud.org>; Carrie Thompson <carrie.thompson@bnsf.com>;
Casey Barney, Yakama Nation <Casey_Barney@Yakama.com>; city@basindisposal.com; Corrine
Camuso, Yakama Nation <Corrine_Camuso@Yakama.com>; Hamilton, Craig
<C.Hamilton@bces.wa.gov>; Crosepa@ecy.wa.gov <Crosepa@ecy.wa.gov>; DAHP SEPA Reviews
<sepa@dahp.wa.gov>; DAlessandro, Carlo <cdalessandro@CI.RICHLAND.WA.US>; Davis, Deanna
<d.davis@bces.wa.gov>; Deborah Rodgers <dxrodgers@bpa.gov>; Deskins, John
<jdeskins@CI.RICHLAND.WA.US>; Edwards <edwardse@bentonpud.org>; Eric Mendenhall
<emendenhall@westrichland.org>; Erin Hockaday <erin.hockaday@bfhd.wa.gov>; Former Orchards
<FormerOrchards@ecy.wa.gov>; GIS <gis@co.benton.wa.us>; Greg Wendt
<greg.wendt@co.benton.wa.us>; Hill, Kelly <khill@CI.RICHLAND.WA.US>; Hogan, Jodi
<jhogan@CI.RICHLAND.WA.US>; Homero.Gonzalez@ziply.com; ian_gray@yakama.com; Jack
Howard <jack.howard@bfhd.wa.gov>; Jason McShane <JMcShane@kid.org>; Jessica Lally, Yakama
Nation <Jessica_Lally@Yakama.com>; JLKinch@bpa.gov; Jodeer@bfhd.wa.gov; John Lyle
<john.lyle@bentoncleanair.org>; Jordon, Joshua <jojordon@CI.RICHLAND.WA.US>; Junior Campos
<junior.campos@charter.com>; Katherine Cichy <katherine.cichy@ziply.com>; Kelly Cooper
<kelly.cooper@doh.wa.gov>; Kevin Knodel <kevin.knodel@rsd.edu>; Kevin Sliger <KSliger@bft.org>;
Development <development@kid.org>; Matthew Berglund <MBerglund@kid.org>; M. Deklyne
<mjdeklyne@bpa.gov>; Map BCES <map@bces.wa.gov>; Mattheus, Pamela
<pmattheus@CI.RICHLAND.WA.US>; Michael Tovey <michael.tovey@ziply.com>; Acevedo, Mizael
<macevedo@CI.RICHLAND.WA.US>; NMCummings@bpa.gov, <NMCummings@bpa.gov>; Noah Lee
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<noah.lee@bentoncleanair.org>; Noah Oliver, Yakama Nation <Noah_Oliver@Yakama.com>; Orr,
Bruce <borr@CI.RICHLAND.WA.US>; Paul Gonseth <gonsetp@wsdot.wa.gov>;
PublicWorks@co.benton.wa.us; Quentin Wright <QWright@portofbenton.com>; Reathaford, Jason
<JReathaford@CI.RICHLAND.WA.US>; Review Team <reviewteam@commerce.wa.gov>;
rgoede@noanet.net; Richard Krasner <richard.krasner@rsd.edu>; USPS Richland Postmaster
<99352RichlandWA-Postmaster@usps.gov>; Ryan Anderson <rand461@ECY.WA.GOV>; Sanchez,
Juan <jsanchez@CI.RICHLAND.WA.US>; Schiessl, Joe <JSchiessl@CI.RICHLAND.WA.US>; SEPA BFHD
<SEPA@bfhd.wa.gov>; SEPA Center <sepacenter@dnr.wa.gov>; SEPA Register
<separegister@ecy.wa.gov>; SEPA Unit <sepaunit@ecy.wa.gov>; Seth Defoe <SDefoe@kid.org>;
South Central Region Planning <scplanning@wsdot.wa.gov>; Steve Davenport
<steve.davenport@commerce.wa.gov>; WA Dept of Fish & Wildlife <rittemwr@dfw.wa.gov>;
WDFW <R3Planning@dfw.wa.gov>; Westphal, Nichole <nwestphal@ci.richland.wa.us>; Whittier,
John <jwhittier@CI.RICHLAND.WA.US>; WSDOT Aviation <AviationLandUse@wsdot.wa.gov>
Subject: SUP2024-101 - EA2024-113 - 1515 George Washington Way referral packet
 
CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you
recognize the sender and know the content is safe.

Good afternoon,
 
Attached is a referral packet for a proposed special use permit application to construct a substantial
change to the existing cellular service monopole located at 1515 George Washington Way. The
changes include reducing the overall height of the monopole and adding antenna to the exterior of
the pole to accommodate service needs. These changes eliminate the previously approved
concealment method of all equipment inside the existing pole. The ground story fenced area is to
remain unchanged.
 

Please review and reply with questions or comments by end of day, Friday May 31st, 2024.
 
Thank you for your time and consideration,
 

Kyle Hendricks
Planner
625 Swift Blvd., MS-35 | Richland, WA 99352
(509) 942-7683

 
 

Disclaimer: Emails and attachments sent to or from the City of Richland are public records subject
to release under the Washington Public Records Act, Chapter 42.56 RCW. Sender and Recipient
have no expectation of privacy in emails transmitted to or from the City of Richland.
 



 
 

  

HEARING EXAMINER AGENDA ITEM COVERSHEET 

Meeting Date: 6/10/2024                                  Agenda Category: Old Business - Public Hearing 

 

Prepared By: Mike Stevens, Planning Manager 

Subject: 
SSDP2022-101 - 470 Bradley Boulevard, Riverfront Apartments (Continued From April 8, 2024) 

Department: 
Development Services 

Recommended Motion: 
Staff recommends that the Hearings Examiner conduct the public hearing and then keep the record open to allow the 
applicant additional time to address items that are inconsistent with City Code. 

Summary: 
On behalf of Cedar and Sage Apartments 1, LLC., Clover Planning & Zoning, LLC. has applied for a Shoreline 
Management Substantial Development Permit (SSDP) together with a height increase request to construct a 49,956 
sf, 5-story mixed-use building containing 32 residential dwelling units (28,632 sf GFA), six (6) commercial retail spaces 
(3,063 sf GFA), 9,510 sf of inside parking, above-ground paved parking with drive aisles, necessary utility 
improvements, a pedestrian pathway along the north property line to facilitate public access to the waterfront and 
several retail tenant spaces, an approximately 1,900 sf open space/patio and off-site ecological restoration pursuant to 
RMC 26.30.090.D. 1 & 2 . Finally, the application includes a request to increase the building height from 35-feet to 
55-feet, pursuant to RMC 26.30.013.  

Attachments:  
1. SMP2022-101 - Riverfront Apts - Staff Report 

 



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

  
 
GENERAL INFORMATION: 
 
 
PROPOSAL NAME: Riverfront Apartments 
 
LOCATION: 470 Bradley Blvd. upon Assessor’s Parcel No. 

114981012801001 
 
APPLICANT: Cedar and Sage Apartments 1, LLC (c/o Knutzen 

Engineering) 
 
FILE NO.: SSDP2022-101 & EA2022-105 
 
DESCRIPTION: Construct a 31,400 ft² apartment building (32 units) with 

12,204 ft² of underground parking, above-ground paved 
parking with drive aisles, necessary utility improvements, 
and a pedestrian pathway along the north property line to 
facilitate public access to the waterfront. The application 
includes a request to increase the building height from 35-
feet to 55-feet, pursuant to RMC 26.30.013. 

 
PROJECT TYPE: Shoreline Master Program Type II Shoreline Substantial 

Development.  
 

HEARING DATE: June 13, 2022 
 
REPORT BY: Mike Stevens, Planning Manager 
 
RECOMMENDED 
ACTION:    Denial due to lack of compliance with SMP provisions 
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Figure 1 - Vicinity Map 
 
DESCRIPTION OF PROPOSAL 
Knutzen Engineering has applied for a Shoreline Management Substantial 
Development Permit (SSDP) together with a height increase request, on behalf 
of Cedar & Sage Apartments 1, LLC, to fully construct a 31,400 square-foot 
multi-family residential apartment building together with 12,204 square-feet of 
underground parking, lying partially within the jurisdiction of the Shoreline Master 
Program. As proposed, the apartment building includes 32 residential units. Site 
plans submitted with the application show a proposed pedestrian pathway 
connecting to the riverfront pathway together with enhanced landscaping 
adjacent to the riverfront pathway, as required by the underlying Waterfront (WF) 
zoning district. 
 
The approximately 47,085 s.f. (1.08 acres) project site lies between the east 
bank of the Columbia River and Bradley Blvd. but does not directly front on any 
public road. Access to the site comes by way of easement(s) included in the 
exhibit materials (Exhibit 5).  
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SITE DESCRIPTION & ADJACENT LAND USES 
The project site is approximately 47,085 s.f. in size (1.08 acres) and is relatively 
flat. To the northwest of the project site lies the Hampton Inn Hotel, southeast of 
the site is a residential condominium development, while commercial/office 
buildings are located to the southwest.  The City of Richland waterfront path is 
located to the northeast between the project site and the Columbia River.  
 
Each of the developments listed above are located within the Waterfront Use 
Zoning District, as is the subject property. Land located to the northeast between 
the waterfront path and Columbia River is zoned Parks & Public Facilities (PPF). 
 

 
Figure 2 – Zoning Map 

 
ZONING 
As indicated above, the project site is located within the Waterfront Use Zoning 
District. 
 
Zoning Purpose  
The Waterfront Use district is a special commercial and residential zoning 
classification providing for the establishment of such uses as marinas, boat 
docking facilities, resort motel and hotel facilities, offices, and other similar 
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commercial, apartment, and multifamily uses which are consistent with waterfront 
oriented development, and which are in conformance with RMC Title 26, 
Shoreline Management, and with applicable U.S. Corps of Engineers 
requirements. This zoning classification encourages mixed special commercial 
and high-density residential uses to accommodate a variety of lifestyles and 
housing opportunities. Any combination of listed uses may be located in one 
building or one development (i.e., related buildings on the same lot or site). This 
zoning classification is intended to be applied to those portions of the city that are 
designated waterfront under the city of Richland Comprehensive Plan. 
 
RMC 23.22.040 contains the table containing the site requirements and 
development standards for commercial use districts (Waterfront). Pursuant to the 
Table 23.22.040 the following site requirements and development standards 
apply in the Waterfront Use zone: 
 

• Minimum Lot Area = None 
• Maximum Density = 1 unit per 1,000 s.f. of lot area (1 unit per 1,500 s.f. of 

lot area in the Shoreline jurisdiction) 
• Minimum Lot Width = N/A for multiple family dwellings 
• Minimum Front Yard Setback = N/A 
• Minimum Side Yard Setback = No minimum, except parking shall be 

setback a minimum of 5 feet, and buildings used exclusively for 
residences shall maintain at least one foot of side yard for each three feet 
or portion thereof of building height. 

• Minimum Rear Yard Setback = No minimum required, except parking shall 
be setback a minimum of 5 feet to accommodate required landscape 
screenings as required under RMC 23.54.140. 

• Maximum Building Height = 35 feet, 55 feet subject to Richland Shoreline 
Master Program. 

• Minimum Dwelling Unit Size = 500 s.f. excluding porches, decks, 
balconies and basements. 

 
STAFF RESPONSE: 

The project is consistent with the zoning requirements indicated above, 
with the exception of the minimum side yard setback. A 55’ tall building 
would require a setback of 18.33’ from the side (southeast) property line. 
The site plan submitted indicates a setback along the southeast property 
line which varies from 25.7’ to 10’, while the setback along the northwest 
property line is shown as 10’. The setbacks shown would be required for a 
30’ tall building. 
 
As proposed, the parking meets the minimum requirements of Chapter 
23.54, Off-Street Parking and Landscaping.   
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COMPREHENSIVE PLAN 
The Comprehensive Plan designates the site as being within the Waterfront Land 
Use Classification. 
 
Land Use Goal 8, Policy 3 of the Land Use Element of the Comprehensive Plan 
states:  
At designated Waterfront land use locations, encourage an active mix of 
commercial, residential, and marine uses as allowed in the SMP (Shoreline 
Master Program). 

 
Figure 3 – Comprehensive Plan Map 

 
PUBLIC NOTIFICATION: 
Application Date      February 28, 2022 
Request for Additional Information   March 16, 2022 
Additional Information Submitted    April 5, 2022 
Combined Notice of Application & Hearing Mailed April 25, 2022 
Combined Notice of Application & Hearing Posted April 29, 2022 
Combined Notice of Application & Hearing Published April 26, 2022 
SEPA Mitigated DNS Issued (Optional DNS Process) May 27, 2022 
Public Hearing      June 13, 2022 
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The notice of application and public hearing was provided through posting of the 
property, mailing of notice to property owners within 300 feet of the site and 
publication in the Tri-City Herald newspaper. Copies of the notices and affidavits 
are included in Exhibit 6 – Public Notices and Affidavits.   
 
Public Comments 
At the time this report was finalized, Planning staff had received 13 comment 
letters from the public at large. The general comments in the 13 letters received 
from citizens pertain primarily to the following: 
 

1. The proposal does not meet the criteria for an additional height allowance; 
2. Traffic; 
3. Landscaping and Open Space; and 
4. SEPA concerns. 

 
All comments received are provided herein as Exhibit 8. 
 
Agency Comments 
At the time this report was finalized, Planning staff had received six (6) comment 
letters from various entities; they are: Benton Clean Air Authority (BCAA), 
Washington State Department of Ecology (DOE), Richland Fire Department 
(RFD), Kennewick Irrigation District (KID), City of Richland Public Works 
Department (PW) and the Yakama Nation (Yakama).  All comment letters are 
provided herein as Exhibit 8. 
 
UTILITY AVAILABILITY 
Domestic water, sewer and electrical power lines are in place to serve the site 
and have adequate capacity to supply the proposed project.  
 
TRANSPORTATION 
Access to the project site comes in the form of easements across adjoining 
properties. The access easement information is included as part of the 
application materials provided herein as Exhibit 5.  The access easements 
extend easterly towards the project site from Bradley Boulevard. Comments 
received from the Richland Fire Department and Public Works Department 
include suggested conditions of approval should the project be approved. 
  
SEPA 
A SEPA checklist (Exhibit 7) addressing potential impacts of the proposed 
development was included in the project application. On Friday, May 27, 2022 
staff issued a Mitigated Determination of Non-Significance (MDNS) (Exhibit 7) 
after using the Optional DNS process available under the provisions of WAC 
197-11-355. 
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SHORELINE MASTER PROGRAM (SMP) 
Richland’s Shoreline Master Program (RMC Title 26) implements the Washington 
State Shoreline Management Act of 1971 (RCW 90.58) which requires permitting 
for “substantial development”, a term generally including projects located within 
the shoreline jurisdiction valued over $7,047; among other criteria.  
 
Similar to zoning and land use (Comprehensive Plan), the subject property is 
located within an area designated by the Shoreline Master Program (SMP) as a 
Waterfront Use Environment. As a result, the Waterfront Use Environment 
section of the SMP contains the purpose, designation criteria and management 
policies for development within this environment. 
 
CHAPTER 26.10 SHORELINE ENVIRONMENT DESIGNATIONS 

 
Figure 4 – SMP Environment Map 

 
26.10.060 WATERFRONT USE ENVIRONMENT 
 
26.10.061 Purpose 
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The waterfront use environment is a special commercial and residential 
classification providing for the establishment of such uses as marinas, boat 
docking facilities, resort motel and hotel facilities, offices, and other similar 
commercial, apartment, and multifamily uses which are consistent with 
waterfront-oriented development. This environment encourages mixed special 
commercial and high-density residential uses to accommodate a variety of 
lifestyles and housing opportunities and enhances and maintains existing 
ecological functions of the shoreline and provides for maximum public access 
and circulation. 
 
26.10.062 Designation criteria 
The waterfront use environment designation is applied to shoreline areas inside 
urban growth areas that are designated by the Comprehensive Plan for 
waterfront use. 
 
26.10.063 Management Policies 
In applying the use chart in the Shoreline Master Program, and the zoning 
allowed uses, the following shall guide the liberal interpretation of these 
regulations: 
 

A. Water-oriented uses shall be given highest priority for waterfront sites. 
B. Mixed use, resort motel and hotel facilities, special commercial and similar 

uses are encouraged to maximize public access and provide for aesthetic 
enjoyment of the shoreline for a substantial number of people as a general 
characteristic of the use, and, through location, design, and operation, 
ensure the public’s ability to enjoy the physical and aesthetic qualities of 
the shoreline. 

C. Physical public access should be provided by the shoreline trail system. 
D. Visual access should be provided by the shoreline trail system and by 

open space that provides congregating areas for people to enjoy the 
aesthetic qualities of the shoreline, including seating areas and compatible 
commercial uses. 

 
CHAPTER 26.20 GENERAL REGULATIONS 
 
26.20.010 Shorelines of statewide significance 
 
B. Decision Criteria.  

Every project located on a shoreline of statewide significance shall address the 
following criteria in order of preference in all permit reviews, in addition to other 
criteria provided by this program (references to the Yakima River have been 
removed): 

1. Recognize and protect the statewide interest over local interests by: 



SSDP2022-101 Staff Report 
June 13, 2022 

Page 9 
 

a. Recognizing and taking into account state agencies’ policies, 
programs, and recommendations in developing and administering use 
regulations and in approving shoreline permits. 

b. Recognizing the following statewide interest specific to the Columbia 
River: 

i. Protect, preserve and restore natural resources and ecological 
functions, including, but not limited to, those associated with 
endangered species or state priority species, commercial and 
recreational fisheries, and tribal fishing rights; 

ii. Promote recreational use and public access; 

iii. Promote water-dependent port uses consistent with other goals of 
the program. 

2. Preserve the natural character of the shoreline. 

a. Designate and administer shoreline environments and use regulations 
to minimize damage to the ecology and environment of the shoreline as a 
result of manmade intrusions on shorelines. 

b. Upgrade and redevelop those areas where intensive development 
already exists in order to reduce adverse impact on the environment, and 
to accommodate future growth rather than allowing high intensity uses to 
extend into low intensity use or underdeveloped areas. 

c. Protect, preserve, and enhance diversity of vegetation and habitat 
values, wetlands, and riparian corridors associated with shoreline areas. 

3. Result in long-term over short-term benefit. 

a. Evaluate the short-term economic gain or convenience of 
developments relative to the long-term potential for impairment of natural 
shoreline functions. 

b. In general, preserve resources and values of shorelines of statewide 
significance for future generations, and restrict or prohibit development 
that would irretrievably damage shoreline resources. Actions that would 
convert resources into irreversible uses or detrimentally alter natural 
conditions characteristic of shorelines of statewide significance should be 
severely limited. Restoration should be required where natural resources 
of statewide importance are diminished over time by cumulative impacts. 

c. Actively promote aesthetic considerations when contemplating new 
development, redevelopment of existing facilities, or general 
enhancement of shoreline areas. 
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4. Protect the resources and ecology of the shoreline. 

a. Minimize development activity that will interfere with the natural 
functioning of the shoreline ecosystem, including, but not limited to, 
stability, drainage, aesthetic values, and water quality. 

b. All shoreline development should be located, designed, constructed, 
and managed to avoid disturbance of and minimize adverse impacts to 
fish and wildlife resources, including migratory routes and areas used for 
spawning, nesting, rearing, and habitat. 

c. Restrict or prohibit public access onto areas with high ecological value 
which cannot be maintained in a natural condition under intensive human 
use. 

d. Shoreline materials including, but not limited to, bank substrate, soils, 
beach sands and gravel bars should be left undisturbed by shoreline 
development. Gravel mining should be severely limited in shoreline 
areas. 

e. Preserve environmentally sensitive wetlands for use as open space or 
buffers and encourage restoration of currently degraded areas. 

5. Increase public access to publicly owned areas of the shoreline. 

a. Retain and enhance public access to the shoreline, including passive 
enjoyment, recreation, fishing, and other enjoyment of the shoreline and 
public waters consistent with the enjoyment of property rights of adjacent 
lands. 

b. Give priority to developing a system of linear access consisting of 
paths and trails for pedestrians and nonmotorized vehicles along the 
shoreline areas, providing connections across current barriers such as 
highways and railroads, and connecting to upland parking that enhances 
access to the community as a whole. 

c. Provide multi-purpose nonmotorized trail facilities also serving the 
mobility impaired wherever feasible. 

6. Increase recreational opportunities for the public on the shoreline. 

a. Plan for and encourage development of facilities for recreational use of 
the shoreline, including boat launches, while preserving or mitigating 
ecological functions. 

b. Retain and enhance public open space and parks along the shoreline to 
maximize public enjoyment while preserving ecological functions. 
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STAFF RESPONSE: 

While the application materials did not specifically address these issues, 
staff contends that the overall scope of the project complies with the 
general intent and purpose of RMC 26.20.010. 

26.20.020 Ecological Functions, No Net Loss 
 

A. Shoreline land uses and activities that may have adverse impacts on the 
environment should be minimized during all phases of development (e.g., 
design, construction, management and use) to ensure no net loss of 
ecological functions and processes. Permitted uses are designed and 
conducted to minimize, insofar as feasible, any resultant damage to the 
ecology and environment. Shoreline ecological functions that shall be 
protected include, but are not limited to, fish and wildlife habitat, food 
chain support, and water temperature maintenance. Shoreline processes 
that shall be protected include, but are not limited to, water flow; erosion 
and accretion; infiltration; ground water recharge and discharge; sediment 
delivery, transport, and storage; large woody debris recruitment; organic 
matter input; nutrient and pathogen removal; and stream channel 
formation/maintenance. In recognition of the importance of shorelines in 
an arid environment to a wide range of bird species, new construction and 
major renovation projects shall incorporate bird-friendly building materials 
and design features, including, but not limited to, those recommended by 
the American Bird Conservancy Guidelines for Bird-Friendly Design. 

STAFF RESPONSE: 

Due to the site’s location landward of the existing paved pedestrian 
pathway as well as the existing condition of the site, which is graveled and 
highly disturbed, it does not appear that there will be any loss of ecological 
functions by development of the site. 

26.20.030 Sensitive Areas 
The subject property is located within, or adjacent to, the following sensitive 
areas as designated by Chapter 26.60 of the Richland Municipal Code: 
 
Aquifer Recharge Area 
The subject property is located within an Aquifer Recharge Area. Pursuant to 
RMC 26.60.060, Reports and Studies, an Aquifer Recharge Area report shall be 
submitted to the city by the applicant for a development proposal that is not 
exempted as provided in RMC 26.60.059. 
 
The Aquifer Recharge Area report should have been provided as part of the 
application packet for review and use as part of the SEPA review process. 
However, Planning staff determined that it could be provided as a condition of 
approval should the Shoreline Substantial Development Permit be approved 
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based upon the fact that other similar projects in the area have submitted Aquifer 
Recharge Area reports and they have all determined that no impacts to the 
underground aquifer will occur as a result of the similar projects. It is highly 
anticipated that an Aquifer Recharge Area report for this project will result in a 
similar conclusion. However, staff does recognize the inconsistency between this 
approach and code and will not make this decision in the future. Staff has 
required via the MDNS that an Aquifer Recharge Area report be provided and 
approved by the City prior to permit issuance. 
 
Fish and Wildlife Habitat Areas 
The subject property falls within Regulatory Reach “O” per the Regulatory 
Reaches Map contained within the SMP. As a result, Table 28.60.042, Riparian 
Buffer Width, indicates that the Riparian Buffer Width between the Ordinary High 
Water Mark (OHWM) or top of bank and any proposed development shall be 75 
feet, except where roadway, canal, paved trail or parking area encroaches, and 
then waterward edge of facility maintenance area, as applicable. As a result, due 
to the existence of the paved pedestrian pathway adjacent to the site, the buffer 
for all new development associated with this proposal shall be the waterward 
edge of the paved pedestrian pathway. Since the proposed development will all 
occur landward of the existing paved pedestrian pathway, the requirements for 
Fish and Wildlife Areas will be met. 
 
A copy of the Regulatory Reach map used to identify the various areas is 
included herein as Exhibit 10. 
 
STAFF RESPONSE: 

As currently proposed and as conditioned by the MDNS, the project will be 
consistent with the City’s Sensitive Areas requirements contained within 
RMC 26.60.060.  

26.20.040 Shoreline Vegetation Conservation 
In addition to the sensitive areas standards of Chapter 26.60 RMC, the following 
shall apply to development on the shoreline: 

A. A vegetation management plan for city parks and recreation areas, including 
both developed and undeveloped lands, that protects ecological functions and 
results in no net loss of these functions through operations, maintenance, or 
restoration actions in these areas shall be developed and implemented in 
coordination with the U.S. Army Corps of Engineers. Include integrated 
vegetation management for control of invasive weeds and replace existing 
invasive species with native or compatible species that perform ecological 
functions similar to native species. Native species are preferred in 
underdeveloped areas of the shoreline. 
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B. A vegetation management plan shall be required for all sensitive area buffer 
areas with degraded native vegetation within SMA jurisdiction and shall: 

1. Maintain adequate cover of native vegetation including trees and 
understory. If a portion of the buffer has been cleared, or if tree cover is 
substantially less than a native climax community, enhancement plantings 
shall be installed. 

2. Provide a dense screen of native trees at the perimeter of the buffer to 
provide and protect ecological functions and prevent viewing of adjacent 
development from within the buffer. If existing vegetation or topographic 
features are not sufficient for these purposes, planting shall be required. 
Fencing may be required if needed to block headlights or other sources of 
light or to provide an immediate effective visual screen. 

3. Provide an integrated vegetation management plan for control of invasive 
weeds and replace existing invasive species with native or compatible 
species. 

4. Provide a monitoring and maintenance plan. This provision may be waived 
for single-family residential lots. 

C. In cases where approved development results in unavoidable adverse impacts 
to existing shoreline vegetation, mitigation shall be required to ensure that there 
will be no net loss of the ecological functions. Mitigation shall take place on site 
to the maximum extent feasible. A guarantee, in the form of a bond or other 
security device, shall be required to assure successful establishment, including 
an appropriate monitoring period. 

D. Mitigation plans shall be completed before initiation of other permitted 
activities, unless a phased or concurrent schedule assuring completion prior to 
occupancy is approved. 

E. Lawns and other nonnative vegetation maintained within shoreline jurisdiction 
shall minimize use of chemical fertilizers, pesticides, herbicides, or other similar 
substances. Such chemical treatments shall be applied in accordance with 
manufacturer’s recommendations and associated local, state, and federal laws 
and regulations. Applications in solid time release form shall be preferred over 
liquid or concentrate application. Best management practices (BMPs) shall be 
implemented in all chemical applications. 

F. Aquatic weed management by prevention is the first priority. Where active 
removal or destruction is necessary, it should be the minimum required to allow 
water-dependent activities to continue, minimize negative impacts to native plant 
communities, and include appropriate handling or disposal of weed materials. 

1. Aquatic weed control shall only occur when native plant communities and 
associated habitats are threatened, or where an existing water-dependent 
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use is restricted by the presence of weeds. Aquatic weed control shall occur 
in compliance with all other applicable laws and standards. 

2. The control of aquatic weeds by de-rooting, rotovating or other method 
which disturbs the bottom sediment shall be considered development for 
which a shoreline permit is required, unless it will maintain existing water 
depth for navigation in an area covered by a previous permit for such activity, 
in which case it shall be considered normal maintenance and repair, and 
therefore exempt from the requirement to obtain a shoreline permit. 

3. Use of herbicides to control aquatic weeds shall be prohibited except where no 
reasonable alternative exists and weed control is demonstrated to be in the 
public’s interest. 
 
STAFF RESPONSE: 

As indicated in the landscaping plan provided as part of the permit 
application the applicants are proposing to plant grass, trees and shrubs 
between the proposed building and the riverfront trail, between the building 
and the adjoining condominium development, and within the parking 
islands and southwestern property boundary. The project itself does not 
require any mitigation for impacts to existing vegetation as the edge of the 
required buffer area is waterward of the pathway that separates the site 
from the Columbia River area. However, staff suggests that if approved, a 
condition of approval be placed on the project reiterating the requirements 
of subsection 26.20.040 E, pertaining to the use of chemical fertilizers, 
pesticides and herbicides on lawns and other nonnative vegetation. 
 
26.20.050  Public access 
A. Public access on the Columbia River is currently provided by a nearly 
continuous riverfront trail system developed by the city on public and private 
lands. Future public access on public and private lands should be consistent with 
the overall strategy for providing continuous trails along the shoreline. Future 
development may be required to reconfigure the existing trail to provide 
enhanced public access and fit with specific development plans, including public 
and private open space. 

B. Public access on the Yakima River should be guided by the adopted city and 
regional trail plans. Future public access on public and private lands should be 
consistent with the overall strategy for providing continuous trails along the 
shoreline while taking into consideration the range of ecological functions and 
sensitivities of different areas. Future development shall provide public access 
consistent with the trail plan and may provide additional trails subsidiary to the 
main trail, where such opportunities are available to provide enhanced public 
access and fit with specific development plans, including public and private open 
space. 
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C. Physical public access is preferred to solely visual access. Where physical 
public access is determined not feasible, the applicant shall incorporate visual 
public access. Visual public access may consist of view corridors, viewpoints, or 
other means of visual approach to public waters. Physical public access may 
consist of a dedication of land or easement and a physical improvement in the 
form of a trail, park, or other area serving as a means of physical approach to 
public waters. 

D. All developments requiring shoreline substantial development or special use 
permits, and all subdivision or development of more than four lots or residential 
units, shall provide public access to the shoreline unless criteria in subsections 
(D)(1) and (2) of this section are met: 

1. The applicant demonstrates one or more of the following provisions apply: 

a. Unavoidable health or safety hazards to the public would accompany 
public access that cannot be avoided by application of alternative design 
features or other solutions; 

b. Inherent security requirements of the use cannot be satisfied through 
the application of alternative design features; 

c. The cost of providing the access, easement, or an alternative amenity, 
or mitigating the impacts of public access, is unreasonably 
disproportionate to the total long-term cost of the proposed development; 

d. Unacceptable environmental harm will result from the public access 
that cannot be mitigated; 

e. Significant undue and unavoidable conflict between any access 
provisions and the proposed use and/or adjacent uses would occur and 
cannot be mitigated; or 

f. Public access is provided by a public entity through implementation of a 
public access plan incorporated into its master plan, developed through a 
public participation process and incorporated into this program. 

2. Based on documentation provided by the applicant, the city determines 
that all reasonable alternatives have been exhausted, including, but not 
limited to: 

a. Limiting the size or placement of public access facilities; 

b. Regulating access by such means as maintaining a gate and/or limiting 
hours of use; 

c. Designing separation of uses and activities (e.g., fences, terracing, use 
of one-way glazing, hedges, landscaping, etc.); and 
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d. Providing for access at a site geographically separated from the 
proposal, including contribution to regional trail or public access plans. 

E. The following activities generally are not required to provide public access, 
except as determined on a case-by-case basis as part of development review: 

1. Single-family development of four or fewer units; 

2. Dredging; 

3. Landfill and excavation; 

4. Mining; 

5. Private docks serving four or fewer units; 

6. Minor additions or changes to an existing use that do not change the 
configuration of the existing use or add substantial facilities; or 

7. Ecological restoration or enhancement activities not associated with a 
development. 

F. Specific provisions for public access shall be evaluated on a case-by-case 
basis to ensure that they are of the kind, quality and scope to provide a 
substantial public benefit with respect to the Shoreline Management Act’s 
objectives, and do not create a disproportionate impact on landowners. 

G. The amount and configuration of public access required shall depend on the 
proposed use(s), the range of ecological functions and sensitivities of different 
areas on a site, the shoreline environmental designation, and the following 
criteria: 

1. Any development or use that creates increased demand for public access 
to the shoreline shall provide public access to mitigate this impact. 

2. Any development or use that interferes with an existing public access shall 
provide public access to mitigate this impact. 

3. Development within the waterfront environment is encouraged to provide 
public access in the form of a public plaza meeting the criteria in RMC 
26.30.040(F)(2). 

4. Uses and developments that utilize aquatic lands shall provide public 
access consistent with maintaining the use and public safety. Public access 
shall be provided generally equivalent to 10 to 20 percent of the public harbor 
land or aquatic land utilized. Where over-water access is found to be 
infeasible pursuant to subsection (D) of this section, upland on- and off-site 
facilities may be approved as an alternative. Single-family residential uses or 
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uses that are developed with public funding or other public resources are 
exempt from this criterion. 

5. New or expanded dikes and levees shall provide linear public access trails 
along the facility. 

6. Public roads or other public facilities parallel to or crossing shorelines shall 
provide public access trails or sidewalks within the right-of-way. Additional 
right-of-way acquisition may be required to provide public access. 

7. Public utilities within the shoreline, other than distribution facilities, shall 
provide public access consistent with maintaining the use and public safety. 

H. Public access shall be consistent with the shoreline environmental designation 
and may consist of a physical improvement in the form of a walkway, trail, 
bikeway, corridor, viewpoint, park, deck, observation tower, pier, boat-launching 
ramp, dock or pier area, or other area serving as a means of view and/or physical 
approach to public waters, and may include interpretive centers and displays. 
Public access improvements shall meet the following location and design criteria: 

1. Public access shall be provided as close (horizontally and vertically) as 
feasible to the water’s edge to provide the general public with opportunity to 
reach, touch, view, and enjoy the water’s edge; provided, that public access 
does not adversely affect sensitive ecological features or lead to an 
unmitigated reduction in ecological functions. 

2. If open space is provided along the shoreline in the form of sensitive area 
buffers, and public access can be provided in a manner that will not result in 
a loss of ecological function, a public pedestrian access walkway along and 
parallel to the waterfront of the property is the preferred design. The walkway 
shall be set back from sensitive features and may provide only limited and 
controlled access to the water’s edge. Fencing may be provided to control 
damage to plants and other sensitive features and shall provide for wildlife 
movement. Soft surface trails of limited width should be specified, where 
appropriate, to reduce impacts to ecologically sensitive resources. 

3. Public access shall be connected directly to the nearest public street; shall 
include provisions for physically impaired persons where feasible and where 
additional impact on ecological functions will not occur; and shall be located 
adjacent to and connect with other public areas, accesses, and connecting 
trails. 

4. Where physical access to the water’s edge is not present or appropriate, a 
public viewing area shall be provided in cases where views of the water or 
shoreline are available. 
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5. In natural open space zones, the need for trails for ADA access should be 
balanced with the extent of alteration of the natural environment required to 
accommodate such facilities. 

6. Design shall minimize intrusions of privacy for both site users and public 
access users by avoiding locations adjacent to windows and/or outdoor 
private open spaces, or by screening or other separation techniques. 

7. Design shall provide for the safety of users, including the control of 
offensive conduct through providing public visibility (not including removal of 
buffer vegetation), or provision of specific oversight. The administrator may 
authorize public access to be temporarily closed to develop a program to 
address offensive conduct. If offensive conduct cannot be reasonably 
controlled, alternative facilities may be approved as a permit revision. 

8. Public amenities appropriate to the use of the public access space shall be 
provided. These amenities may include, but are not limited to, benches, 
picnic tables, public docks and sufficient public parking. 

9. Public restrooms and facilities for animal waste may be required as part of 
public access amenities for developments by public entities or commercial 
developments that attract a substantial number of persons. 

I. View Protection. 

1. Shoreline development shall be designed to avoid blocking, reducing, or 
adversely interfering with the public’s existing visual access to the water and 
shorelines. 

2. Development and uses on public lands such as parks, open space, street 
ends, rights-of-way and utilities shall provide visual access corridors where 
views of water bodies are available from public roadways and public 
viewpoints to the extent feasible, consistent with facilities for water-
dependent use or recreation use and maintenance of native vegetation 
buffers for sensitive areas. 

J. Public access shall be maintained over the life of the use or development. 
Future actions by the applicant, successors in interest, or other parties shall not 
diminish the usefulness or value of the public access provided. 

1. Required public access sites shall be fully developed and available for 
public use at the time of occupancy of the use or activity, or in accordance 
with provisions for guaranteeing installation through a performance 
assurance. 

2. Public access provisions shall be recorded as an easement or a dedication 
to the public on the face of a plat or short plat. Said recording with the Benton 
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County auditor’s office shall occur at the time of building permit approval or 
plat recordation, whichever comes first. 

3. Maintenance of the public access shall be the responsibility of the owner 
unless expressly accepted by a public or nonprofit agency. 

4. The minimum width of public access easements shall be 15 feet, unless 
the city determines that undue hardship would result. In such cases, 
easement width may be reduced only to the minimum extent necessary to 
relieve the hardship. 

5. Public access shall be available to the public 24 hours per day unless 
specific exceptions are granted though the substantial development permit 
process where safety hazards to users or adjacent uses are substantiated. 

6. Public access signs bearing the standard state-approved logo or other 
approved design shall be installed and maintained by the applicant and 
owner. The sign(s) must indicate the public’s right of access and hours of 
access and shall be installed in conspicuous locations at public access sites. 
Signs may display restrictions of public access as approved by a specific 
condition of permit approval. 

K. Public access afforded by shoreline street ends, public utilities and rights-of-
way shall be preserved, maintained and enhanced pursuant to RCW 35.79.035 
and 36.87.130. 
 
STAFF RESPONSE: 

The proposed development includes the construction of an 8’ wide paved 
public pathway to be located within an 8’ wide public access easement 
along the northerly portion of the site. This proposed public pathway will 
lead to the existing paved pedestrian pathway that already exists along the 
northeasterly boundary of the site within a variable width public pathway 
easement. The proposed pathway will be ADA accessible and will provide 
public access across the property to the existing pedestrian facilities.  

This site does not have physical access to the waterfront as the land 
located between the site and Columbia River is owned by the City of 
Richland. As a result, the proposal is consistent with the requirements 
contained within RMC 26.20.050 pertaining to public access. 

26.20.060  Signs. 
A. All signs shall be located and designed to be compatible with the aesthetic 
quality of the existing shoreline and adjacent land and water uses. Signs shall 
minimize interference with vistas, viewpoints, and visual access to the shoreline. 

B. All signs shall be permitted in accordance with the procedures of RMC Title 27 
in addition to this program. 
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C. Freestanding commercial signs are prohibited between buildings and the 
shoreline, except for public information signs. 

D. Except where no feasible location outside of SMA jurisdiction is available, 
signs placed in SMA jurisdiction should be limited to public information signs 
directly relating to a shoreline use or activity, water navigational signs, and legally 
required highway and railroad signs necessary for operation, safety and 
direction. 

E. Over-water signs or signs on floats or pilings shall be allowed only when 
serving a related water-dependent use, and only when the primary users of the 
facility approach by water and would not be served by land-mounted signs. 

F. Lighted signs shall be hooded, shaded, or aimed so that lighting will not result 
in glare when viewed from public access facilities or watercourses. 

G. Conceptual sign plans and design guidelines shall be submitted for review 
and approval at the time of shoreline permit application and shall be utilized in 
future review of sign permits for the property. 

H. Signs shall not be permitted where their location or design obstructs or 
otherwise interferes with traffic movement, or where the location or orientation 
unnecessarily interferes with upland users. 
 
STAFF RESPONSE: 

The application materials submitted did not include provisions for signage. 
Should signage be requested in the future, the requirements herein will be 
referred prior to permit issuance. 
 
26.20.070  Archaeological areas and historic sites. 
Included on Richland’s shorelines are areas known to be of significant 
archaeological and historic value. The Washington State Department of 
Archaeology and Historic Preservation is recognized as the authority on matters 
concerning areas recorded as important archaeological or historic sites. In 
addition, memoranda of understanding with tribes should apply in accordance 
with the terms of such agreement(s). 

A. Prior to approval of any permit requests, city of Richland staff shall consult 
with the Washington State Department of Archaeology and Historic Preservation 
for the purpose of identifying potentially valuable archaeological data, and for 
recommendations concerning preservation or salvage of the data identified. 

B. Developers and property owners shall, in the event of discovery of 
archaeological resources during excavation, immediately stop work and notify the 
city of Richland and the Washington State Department of Archaeology and 
Historic Preservation. Development may resume only after approval by the 
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Department of Archaeology and Historic Preservation (DAHP). The city or DAHP 
will notify tribes if the nature of the resource so warrants. 

C. Where a professional archaeologist or historian recognized by the state of 
Washington has identified an area or site as having significant cultural value, or 
where such area is listed on a national, state, or local historic register, the city 
may require evaluation of the resource and application of appropriate mitigation 
measures as a condition of permit issuance. 

D. Permits for development in shoreline areas documented to contain 
archaeological resources shall require inspection of the site prior to and during 
construction by a professional archaeologist in coordination with potentially 
affected Indian tribes. 
 
STAFF RESPONSE: 

The Yakama Nation has indicated that a previously recorded site (45BN24) 
lies entirely within the proposed development and has requested that no 
work be approved until the evaluation and project effects can be assessed 
by the Yakama Nation and Department of Archaeological and Historic 
Preservation (DAHP). Staff has issued an MDNS requiring the submittal of a 
detailed archaeological study and successful consultation with the Yakama 
Nation, Confederated Tribes of the Umatilla Indian Reservation and DAHP 
prior to any development permits are issued for the site.  
 
26.20.080 Water quality, stormwater, and nonpoint pollution. 
A. All development activities approved under this title shall be designed and 
maintained in a manner consistent with the city’s stormwater management plan 
and adopted engineering design standards. All proposed stormwater control and 
stormwater discharges shall be in compliance with the latest Department of 
Ecology Stormwater Manual for Eastern Washington. 

B. Shoreline development shall be designed and maintained to minimize the 
need for chemical treatments, including application of fertilizers, pesticides and 
herbicides, in order to prevent contamination of surface and ground water 
resources. 

C. All structures placed within water bodies or that may come in contact with 
water shall be constructed of materials that will not adversely affect water quality 
or aquatic plants and animals. Materials treated with creosote are prohibited in 
the shoreline environment. 
 
STAFF RESPONSE: 

The City of Richland requires that all stormwater runoff that is generated by 
the project shall be collected and treated on-site. 
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26.20.090 Boat and Vessel Facilities 
STAFF RESPONSE: 

No boat or vessel facilities are proposed as part of this project. 

CHAPTER 26.30 USE REGULATIONS 
 
26.30.011 Permitted Use 
Richland’s Shoreline Master Program contains a table of land uses (RMC 
26.30.011) which indicates that apartments/condominiums (3 or more units) are a 
permitted use within the waterfront use environment.   
 
26.30.012 Bulk and Dimension Chart 
 
Bulk and dimension chart. 

Standard Natural 
Recreation 

Conservancy Recreation Rural Residential Waterfront 
Industrial 

Conservancy 

Sensitive Area Buffer 
Water-Dependent Use 

NA1 NA1 NA1 NA1 NA1 NA1 NA1 

Sensitive Area Buffer 
Non-Water-Dependent Use 

As provided by Table 26.60.024(D), Wetland Buffer Widths, Table 26.60.042, Riparian Buffer 
Width 

Minimum Building Setback 
from OHWM 
Water-Dependent Use 

NA2 NA1, 2 NA1 NA1 NA1 NA1 NA1 

Minimum Building Setback 
Non-Water-Dependent Use 

NA2 15 feet (except for residential, which is 25 feet) from the edge of the applicable riparian 
buffer, or 15 feet (except for residential, which is 25 feet) from the landward edge of a 
roadway, canal, levee, paved trail or parking area, as applicable, as provided in Table 
26.60.0422 

Minimum Front Yard Setback As provided by zoning 

Minimum Side Yard Setback As provided by zoning 

Minimum Rear Yard Setback As provided by zoning 

Minimum Lot Width – One-
Family Attached Dwellings 

As provided by zoning 

Minimum Lot Area As provided by zoning 

Maximum Density – 
Multifamily Dwellings 
(units/square feet) 

NA NA NA NA NA 1:1,500 NA 

Maximum Lot Coverage 0% 5% 10% 10% 40% NA 20% 

Maximum Building Height NA2 16 feet 35 feet 25 feet 35 feet 35/55 feet3 35 feet 

Maximum Building Height – 
Detached Accessory Buildings 

NA2 16 feet 16 feet 16 feet 16 feet 35 feet 35 feet 

 
1.    No sensitive area buffer or building setback applies to water-dependent elements of a water-dependent use. 
2.    Buildings are not allowed in the natural open space zoning district. 
3.    Building height may be increased to up to 55 feet in the waterfront environment subject to the provisions of RMC 26.30.013. 
[Ord. 25-14 § 1.01; Ord. 12-18 § 1 (Exh. A)]. 

 
 



SSDP2022-101 Staff Report 
June 13, 2022 

Page 23 
 
26.30.013 Provisions for Additional Height in the Waterfront Environment 
Structures in the waterfront environment may exceed a height of 35 feet based 
upon a review of the site plan and structure and compliance with the following 
criteria: 
 

A. Additional open space or a plaza is provided on the site that earns bonus 
floor area in accordance with RMC 26.30.040(F)(2). 

B. The hearing examiner finds that: 
1. The increased building height will not obstruct the view of a substantial 

number of residences on areas adjoining such shorelines; 
2. Overriding considerations of the public interest will be served by 

providing additional public open space and facilities that enhance 
public enjoyment of the shoreline; 

3. The proposed building is aesthetically pleasing in relation to buildings 
and other features in the vicinity; and  

4. The building is located a sufficient distance from the Columbia River to 
avoid creating a visual barrier. 

 
STAFF RESPONSE: 
RMC 26.30.040(F)(2) indicates as follows: 
 
F. Uses within the waterfront environment shall be designed to provide 
multiple uses that enhance cultural and related commercial facilities to 
enhance and diversify the public’s experience of the shoreline, including 
tourists, by providing water-oriented and enjoyment uses and community 
recreational resources and providing public access and view corridors. 
Uses in this area must meet the following additional criteria: 

1. Development is subject to Chapter 23.48 RMC, Site Plan Review, as 
adopted or subsequently amended. 

2. Public open space for public access and to accommodate water-
enjoyment uses and other uses allowing public visual access to the 
waterfront, such as restaurants, is a preferred use and may earn bonus 
floor area in buildings between 35 and 55 feet in height, subject to the 
following criteria: 

a. Public open space in excess of 15 percent of the area of shoreline 
jurisdiction on a site may earn one square foot of building floor area 
for each square foot of open space, up to 20,000 square feet, 
provided the following criteria are met: 

i. The open space area must abut the Riverside Trail on at least 
half its total width; 

ii. The open space must be at the elevation of the Trail; 
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iii. The open space may extend no further than 50 feet from the 
edge of the Trail; 

iv. The open space must be accessible to the public at all times; 

v. The open space must consist of grass turf or other surface that 
will accommodate pedestrian foot traffic; 

vi. At least one bench or table with chairs open to the public must 
be provided for every 2,000 square feet of open space; and 

vii. Planting areas for ornamental vegetation not allowing foot 
traffic are excluded from the area qualifying for bonus floor area. 

b. Public open space plazas may earn additional bonus floor area, of 
four square feet of building floor area for each square foot of open 
space, up to 10,000 square feet, in addition to any area earned by 
subsection (F)(2)(a) of this section, if the facility meets the following 
criteria: 

i. The open space area must abut the Waterfront Trail on at least 
20 percent of its total perimeter; 

ii. The open space must be at the elevation of the Trail; 

iii. The open space may extend no further than 75 feet from the 
edge of the Trail; 

iv. The open space must be accessible to the public at all times; 

v. The open space must consist of a hard surface of concrete, 
brick, pavers, or similar materials. Permeable surfaces are 
encouraged to the extent feasible; 

vi. Shade shall be required by trees planted in grates at grade 
level allowing pedestrian passage over grates at a minimum ratio 
of one tree per 1,600 square feet of plaza area; 

vii. At least one bench or table with chairs open to the public 
must be provided for every 2,000 square feet of open space; 

viii. The open space must be abutted by building frontage at the 
same elevation as the plaza, and with ground floor clear vision 
glass and door access at a spacing of no less than 50 feet on at 
least 50 percent of its total perimeter; 

ix. At least 50 percent of the building perimeter must be retail or 
restaurant use; and 
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x. Planting areas for ornamental vegetation at the perimeter of the 
plaza in areas without clear glass building frontage may be 
allowed on up to 10 percent of the plaza area if the beds of such 
landscaping are within 18 inches of the plaza elevation. 

xi. Additional bonus area of two square feet of building floor area 
for each square foot of open space, up to 2,000 square feet in 
addition to any area earned by the provisions above, may be 
earned by dedication of an area of outside seating at a restaurant, 
coffee shop, or similar use. Up to 50 percent of the qualifying 
bonus area may be devoted to sale of liquor. 

c. The administrator may allow interim use of retail or restaurant 
building frontage for office or other compatible use if the building 
owner documents a good faith effort to procure retail or restaurant 
tenants. Such interim use may be approved for a period of up to 
three years, and may be renewed upon demonstration of meeting 
the same criteria. 

The proposal does not appear to be consistent with the requirements of 
RMC 26.30.040(F)(2) as the proposal (1) does not include open space that is 
accessible to the public at all times, (2) consist of grass turf or other 
surface that will accommodate pedestrian foot traffic and (3) exclude 
ornamental vegetation not allowing foot traffic from the area qualifying for 
bonus floor area.  Specifically, the landscaping plan clearly indicates that 
ornamental vegetation will be planted between the grass turf adjacent to 
the building and the paved pedestrian pathway. The installation of 
landscaping in this location precludes pedestrians from utilizing the site as 
open space.   
 
In regard to the required findings for the hearing examiner to make, many 
of the comments received indicate that the proposed building will obstruct 
views for residents in the adjacent condominium units. Also, information 
appears to be lacking indicating how the proposed building will be 
aesthetically pleasing in relation to buildings and other features in the 
vicinity. However, these are staff comments and the hearing examiner will 
need to make specific findings for each of these criteria as part of his 
overall permit decision. 
 
26.30.090 Residential Development 
Policies and regulations for residential development are intended to promote use 
of the shoreline that acknowledges existing residential patterns and allows 
residential utilization of shoreline areas without resulting in a net loss of 
ecological function. 
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A. Single-family residential development is a priority use on the shoreline when 
developed in a manner consistent with control of pollution and prevention of 
damage to the natural environment. 

B. Residential development in the shoreline shall meet the criteria of no net loss 
of ecological functions in RMC 26.20.020 and the preferred sequence for 
mitigation of impacts. The use shall be located and designed to maintain required 
buffers and maintain or enhance shoreline ecological functions including 
shoreline geomorphic processes, water quality, fish and wildlife habitat, and the 
aquatic food chain in general. 

C. New residential development shall cluster dwelling units to provide as little 
alteration to the natural environment as feasible and shall utilize low impact 
development (LID) techniques to reduce physical and visual impacts on 
shorelines. 

D. Multifamily residential use is not a priority for location on the shoreline under 
the Shoreline Management Act and is subject to the preference for water-
dependent and water-oriented use. It therefore must meet requirements for 
providing public benefit through ecological restoration and public access. 
Multifamily development may not be approved if it displaces existing water-
dependent uses. Multifamily development uses may be permitted only where it 
provides significant public benefit with respect to the objectives of the Act by: 

1. Restoration of ecological functions, both in aquatic and upland 
environments, that shall provide native vegetation buffers according to the 
standards provided for sensitive areas or in accordance with the restoration 
element of this program; and 

2. Provision of public access is required in accordance with RMC 26.20.050. 

E. Over-water residences are prohibited. 

F. New residential development shall assure that the development will not require 
shoreline stabilization. Prior to approval, geotechnical analysis of the site and 
shoreline characteristics shall demonstrate that shoreline stabilization is unlikely 
to be necessary, setbacks from steep slopes, bluffs, landslide hazard areas, 
seismic hazard areas, and riparian erosion areas shall be sufficient to protect 
structures during the life of the lots, and impacts to adjacent, downslope, or 
down-current properties are not likely to occur during the life of lots created. 

G. New residential development shall meet all sensitive area provisions of this 
program. Filling of, or into, water bodies or their associated wetlands for the 
purpose of subdivision or multifamily construction shall not be permitted. New 
subdivisions, short plats, and large lots shall preserve the required buffer in a 
protective tract, public or private land trust dedication, or be similarly preserved 
through an appropriate permanent protective mechanism. Each lot owner within 
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the subdivision, short plat, or other land division shall have an undivided interest 
in the tract(s) or protective mechanism created. 

H. Residential developments, including subdivisions, and planned unit 
developments of five or more lots/units shall provide improved public access for 
all residents of the development and the general public, in compliance with public 
access standards contained in RMC 26.20.050. 

I. All new divisions of land shall record a prohibition on new private individual 
docks on the face of the plat. An area reserved for shared moorage may be 
designated if it meets all requirements of this program. 

J. All development shall be in compliance with all codes and ordinances of the 
city of Richland, including applicable subdivision, sensitive area and zoning 
regulations. 
 
STAFF RESPONSE: 

The proposed development is not single-family in nature and is therefore 
considered multifamily residential. As a result, pursuant to RMC 
26.30.090(D), “multifamily residential use is not a priority for location on the 
shoreline under the Shoreline Management Act, and is subject to the 
preference for water-dependent and water-oriented use…..Multifamily 
development uses may be permitted only where it provides significant 
public benefit with respect to the objectives of the Act by: 

1. Restoration of ecological functions, both in aquatic and upland 
environments, that shall provide native vegetation buffers according 
to the standards for sensitive areas or in accordance with the 
restoration element of this program; and 

2. Provision of public access is required in accordance with RMC 
26.20.050.” 

As indicated above under 26.20.020 Ecological Functions, No Net Loss, 
“Due to the site’s location landward of the existing paved pedestrian 
pathway as well as the existing condition of the site, which is graveled and 
highly disturbed, it does not appear that there will be any loss of ecological 
functions by development of the site.”  While there may not be any loss of 
ecological functions, the project does not contain any provisions required 
by RMC 26.30.090(D) for the restoration of ecological functions in aquatic 
and/or upland environments. Without provisions for the restoration of 
ecological functions, both in aquatic and upland environments, multifamily 
residential development is not allowed on this site. 

26.30.100 Transportation Facilities 
STAFF RESPONSE: 
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The proposed development is consistent with the intent and requirements 
of RMC 26.30.100. 

26.30.110 Utilities 
STAFF RESPONSE: 

The proposed development is consistent with the intent and requirements 
of RMC 26.30.110. 

 

CHAPTER 26.50 PERMIT ADMINISTRATION AND ENFORCEMENT 
 
26.50.040 Approval Criteria. 
A. Conformance with the Shoreline Management Act of 1971, as amended 
STAFF RESPONSE:  

Richland’s Municipal Code states that the purpose of Richland’s shoreline 
program is to implement the Shoreline Management Act of 1971. Therefore, 
if a project is compliant with the City’s shoreline regulations, it would also 
be compliant with the State act.  

B. General conformance with the goals of the shoreline program, the general 
development policies of the plan elements, and the applicable policy 
statements for the use activity and the shoreline environment 

STAFF RESPONSE: 

The proposal appears to be in general conformance with the goals of the 
SMP and the policy statement of the shoreline environment. However, the 
proposal is not in conformance with the policy statements for the use 
activity. 

C. Compliance with the applicable environment regulations 
STAFF RESPONSE:  

The Waterfront Use environment does not contain any applicable 
regulations. Rather, the Waterfront Use environment contains a purpose 
statement, designation criteria, and management policies. With that being 
said, water-oriented uses are given highest priority for waterfront sites. 

 
D. Compliance with the applicable use activity regulations 
STAFF RESPONSE:  

As indicated previously, the project does not contain any provisions 
required by RMC 26.30.090(D) for the restoration of ecological functions in 
aquatic and/or upland environments. Without provisions for the restoration 
of ecological functions, both in aquatic and upland environments, 
multifamily residential development is not allowed on this site. 
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E.  Consideration of the recommendations and comments of the Richland parks 

and recreation commission as the proposed development will affect and be 
affected by the goals and objectives of City plans for parks, trail and open 
spaces 

STAFF RESPONSE:  

The Richland Parks and Public Facilities Department was invited to 
comment on this project. By the time the stated comment period expired, 
no response from Parks had been received. It is unlikely the Parks 
Department objects to this project as the site already contains a paved 
pedestrian pathway that is part of the overall riverfront path and impacts to 
said improvements have not been proposed. 
 
F.  General conformance with the provisions of the Richland comprehensive 

plan 
STAFF RESPONSE:  

The project does appear to be in general conformance with the provisions 
of the Richland Comprehensive Plan as the proposed use is allowed via 
zoning and the SMP provided certain specific requirements can be met. 
However, in this particular instance, the applicant has not demonstrated 
how the project complies with several of the applicable zoning and SMP 
requirements.  

G. Consideration of provisions for facilities and improved designs to 
accommodate and encourage use by the physically handicapped 

STAFF RESPONSE:  

The proposed development does provide consideration for the physically 
handicapped as the project proposed to provide an on-grade pathway 
across the project site to where it intersects with the existing paved 
pedestrian pathway fronting the Columbia River. 

H.  Compliance with the State Environmental Policy Act (SEPA) 
STAFF RESPONSE:  

A mitigated determination of non-significance was issued by the City on 
May 27, 2022, completing the SEPA process.  

I.  Compliance with applicable provisions of the Richland Municipal Code 
STAFF RESPONSE: 

The proposal does not meet the side yard setback requirements of the 
Waterfront Use zoning district and does not comply with the required 
multifamily residential requirements of the SMP as they pertain to the 
restoration of ecological functions. As a result, the project is not in 
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complete compliance with the applicable provisions of the Richland 
Municipal Code. 

SUGGESTED FINDINGS AND CONCLUSIONS 
Staff has completed its review of the request for a Shoreline Substantial 
Development Permit (SDDP2022-101) to construct a 31,400 square-foot multi-
family residential apartment building (32-units) together with 12,204 square-feet 
of underground parking, lying partially within the jurisdiction of the Shoreline 
Master Program and recommends DENIAL of the request based on the following: 
 
1. Knutzen Engineering has applied for a Shoreline Management Substantial 

Development Permit (SSDP) together with a height increase request, on 
behalf of Cedar & Sage Apartments 1, LLC, to fully construct a 31,400 
square-foot multi-family residential apartment building together with 
12,204 square-feet of underground parking, lying partially within the 
jurisdiction of the Shoreline Master Program.; 
 

2. The site is located at 470 Bradley Boulevard and is approximately 47,085 
s.f. (1.08 acres) in size. The site lies between the east bank of the 
Columbia River and Bradley Blvd. but does not directly front on any public 
road.  
 

3. Access to the site comes by way of easement(s); 
 

4. The project site is located within the Waterfront Use Zoning District. 
 

5. RMC 23.22.040 contains the table containing the site requirements and 
development standards for commercial use districts (Waterfront). 
 

6. RMC 23.22.040 does not require minimum side yard setback, except 
parking shall be setback a minimum of 5 feet, and buildings used 
exclusively for residences shall maintain at least one foot of side yard for 
each three feet or portion thereof of building height. 
 

7. RMC 23.22.040 places a maximum height for structures at 35 feet, except 
that a height of 55 feet is allowed when approved by the hearing examiner 
in conjunction with a Substantial Shoreline Development Permit.  
 

8. The site plan submitted indicates a setback along the southeast property 
line which varies from 25.7’ to 10’, while the setback along the northwest 
property line is shown as 10’. The setbacks shown would be required for a 
30’ tall building. 
 

9. The Comprehensive Plan designates the site as being within the 
Waterfront Land Use Classification. 
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10. All required public notification requirements were met. 

 
11. After utilizing the Optional DNS Process in WAC 197-11-355, the City of 

Richland issued a Mitigated Determination of Non-Significance on May 27, 
2022. 
 

12. The subject property is located within an area designated by the Shoreline 
Master Program (SMP) as a Waterfront Use Environment. 
 

13. The City received 13 comment letters from the public at large and six (6) 
comment letters from governmental entities. 
 

14. Domestic water, sewer and electrical power lines are in place to serve the 
site and have adequate capacity to supply the proposed project. 
 

15. Pursuant to RMC 26.10.063 Management Policies, in applying the use 
chart in the Shoreline Master Program, and the zoning allowed uses, the 
following shall guide the liberal interpretation of these regulations: 

 
• Water-oriented uses shall be given highest priority for waterfront 

sites. 
• Mixed use, resort motel and hotel facilities, special commercial and 

similar uses are encouraged to maximize public access and provide 
for aesthetic enjoyment of the shoreline for a substantial number of 
people as a general characteristic of the use, and, through location, 
design, and operation, ensure the public’s ability to enjoy the 
physical and aesthetic qualities of the shoreline. 

• Physical public access should be provided by the shoreline trail 
system. 

• Visual access should be provided by the shoreline trail system and 
by open space that provides congregating areas for people to enjoy 
the aesthetic qualities of the shoreline, including seating areas and 
compatible commercial uses. 
 

16. The overall scope of the project complies with the general intent and 
purpose of RMC 26.20.010. 
 

17. In regards to RMC 26.20.020, due to the site’s location landward of the 
existing paved pedestrian pathway as well as the existing condition of the 
site, which is graveled and highly disturbed, it does not appear that there 
will be any loss of ecological functions by development of the site. 
 

18. As currently proposed and as conditioned by the MDNS, the project will be 
consistent with the City’s Sensitive Areas requirements contained within 
RMC 26.60.060. 
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19. In regards to RMC 26.20.040, Shoreline Vegetation Conservation, the 

landscaping plan provided as part of the permit application indicates that 
the applicants are proposing to plant grass, trees and shrubs between the 
proposed building and the riverfront trail, between the building and the 
adjoining condominium development, and within the parking islands and 
along the southwestern property boundary. 
 

20. The proposed development includes the construction of an 8’ wide paved 
public pathway to be located within an 8’ wide public access easement 
along the northerly portion of the site. This proposed public pathway will 
lead to the existing paved pedestrian pathway that already exists along 
the northeasterly boundary of the site within a variable width public 
pathway easement. The proposed pathway will be ADA accessible and 
will provide public access across the property to the existing pedestrian 
facilities.  

21. The site does not have physical access to the waterfront as the land 
located between the site and Columbia River is owned by the City of 
Richland. As a result, the proposal is consistent with the requirements 
contained within RMC 26.20.050 pertaining to public access. 

22. In regard to RMC 26.20.060, Signs, the application materials submitted 
did not include provisions for signage. 
 

23. In regard to RMC 26.20.070, the Yakama Nation has indicated that a 
previously recorded site (45BN24) lies entirely within the proposed 
development and has requested that no work be approved until the 
evaluation and project effects can be assessed by the Yakama Nation and 
Department of Archaeological and Historic Preservation (DAHP).  
 

24. The City of Richland requires that all stormwater runoff that is generated 
by the project collected and treated on-site. 

25. No boat or vessel facilities are proposed as part of this project. 

26. RMC 26.30.013 contains the requirements for additional height in the 
Waterfront environment. 
 

27. The proposal is not consistent with the requirements of RMC 
26.30.040(F)(2) as the proposal (1) does not include open space that is 
accessible to the public at all times, (2) consist of grass turf or other 
surface that will accommodate pedestrian foot traffic and (3) exclude 
ornamental vegetation not allowing foot traffic from the area qualifying for 
bonus floor area.  The landscaping plan clearly indicates that ornamental 
vegetation will be planted between the grass turf adjacent to the building 



SSDP2022-101 Staff Report 
June 13, 2022 

Page 33 
 

and the paved pedestrian pathway. The installation of landscaping in this 
location precludes pedestrians from utilizing the site as open space. 
 

28. The proposed development is not single-family in nature and is therefore 
considered multifamily residential.  
 

29. RMC 26.30.090(D) states that: “multifamily residential use is not a priority 
for location on the shoreline under the Shoreline Management Act, and is 
subject to the preference for water-dependent and water-oriented use” 
 

30. RMC 26.30.090(D) further states that “Multifamily development uses may 
be permitted only where it provides significant public benefit with respect 
to the objectives of the Act by (1) Restoration of ecological functions, both 
in aquatic and upland environments, that shall provide native vegetation 
buffers according to the standards for sensitive areas or in accordance 
with the restoration element of this program and (2) Provision of public 
access is required in accordance with RMC 26.20.050.” 
 

31. The project does not contain any provisions required by RMC 
26.30.090(D) for the restoration of ecological functions in aquatic and/or 
upland environments. Without provisions for the restoration of ecological 
functions, both in aquatic and upland environments, multifamily residential 
development is not allowed on this site. 
 

32. The proposed development is consistent with the intent and requirements 
of RMC 26.30.100, Transportation Facilities. 

33. The proposed development is consistent with the intent and requirements 
of RMC 26.30.110, Utilities. 

34. RMC 26.50.040, Permit Administration and Enforcement contains nine (9) 
approval criteria that must be met prior to the issuance of a Shoreline 
Substantial Development Permit.  
 

35. The project does not satisfy all of the shoreline substantial development 
permit review criteria contained within RMC 26.50.040. 
 

36. The proposed use is not consistent with the policies, regulations and 
standards of RCW 90.58.020 and Richland’s shoreline program. 
 

37. The proposed use of the site and design of the project is not compatible 
with other authorized uses within the area and with uses planned for the 
area under Richland’s comprehensive plan and shoreline master program. 
 

38. The public interest will suffer substantial detrimental effect as a result of 
the project should it be approved as currently proposed. 

https://www.codepublishing.com/cgi-bin/rcw.pl?cite=90.58.020
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39. The project is not consistent with the provisions of Richland’s Shoreline 

Master Program or applicable zoning regulations and should be denied.  
 
 
EXHIBIT LIST 
 

1. Application  
2. Additional Height Allowance Request 
3. Site Plan(s) 
4. Architectural Drawings 
5. Parking Access Materials 
6. Public Notices and Affidavits 
7. SEPA Checklist and MDNS 
8. Public & Agency Comments 
9. Geotechnical Report  
10. SMP Regulatory Reach Map 

 
11.  
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