
 

Agenda 

Hearing Examiner Meeting 
Monday, November 10, 2025 
Richland City Hall ~ Council Chambers 

625 Swift Boulevard 

_______________________________________________________________________________________ 
 

Public Hearing - 6:00 p.m.  
 

Public Hearing Explanation:  
 

New Business - Public Hearing:  
 

  1.  2725 Steptoe Street — Preliminary Plat of the Villages at Clearwater Creek (PLN-T3-2025-00003)(Cont.) 

  - Mike Stevens, Planning Manager 
 

 

 

Adjournment  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

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: 11/10/2025 Agenda Category: New Business - Public Hearing 

 

Prepared By: Mike Stevens, Planning Manager 

Subject 
2725 Steptoe Street — Preliminary Plat of the Villages at Clearwater Creek (PLN-T3-2025-00003)(Cont.) 

Department 
Development Services 

Recommended Motion 
Staff recommends that the Hearing Examiner approve the requested subdivision subject to adequate conditions of 
approval and deny the deviation request. 

Summary 
Brian Thoreson of Hayden Homes on behalf of Richland 132, LLC has submitted a Preliminary Plat Application for 
the development of an approximately 10.43-acre site, with sixty-three (63) residential lots, several tracts and related 
infrastructure. The application also includes a deviation request which, if approved, would reduce the rear-yard 
setbacks for 38 lots from 20 feet to 15 feet (Lots 1, 23, 27, 28 and 30-63). 
 
This item has been continued from the July 14, 2025 public hearing date to afford the applicant time to discuss 
irrigation requirements with the Kennewick Irrigation District (KID).  

Attachments   
1. The Villages at Clearwater Creek Full Staff Report V2 

 



 
 
Richland 

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

 
  

GENERAL INFORMATION: 
 
 
PROPOSAL NAME: The Villages at Clearwater Creek Preliminary Plat 
 
LOCATION: 2725 Steptoe Street 

 
APPLICANT: Brian Thoreson representing Hayden Homes 
 
PROPERTY  
OWNER: Richland 132, LLC 
 
FILE NO.: PLN-T3-2025-00003 
 
DESCRIPTION: Request to divide approximately 10.43 acres into sixty-three (63) 

residential lots, several tracts and related infrastructure. The 
application also includes a deviation request which, if approved, would 
reduce the rear-yard setbacks for 38 lots from 20 feet to 15 feet (Lots 
1, 23, 27, 28 and 30-63). 

 
PROJECT TYPE: Type III Preliminary Plat Approval 
 
HEARING DATE: November 10, 2025, continued from July 14, 2025  
 
REPORT BY: Mike Stevens, Planning Manager 
 
RECOMMENDED 
ACTION:       Approval subject to completion of proposed conditions 
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Figure 1 – Vicinity Map 

 
PROJECT DATA 
Gross Plat Area:  10.43 acres 
Net Plat area:  7.78 acres 
Land for Streets/ROW/Other: 2.65 acres 
Average Lot Size  5,431 s.f. 
Smallest Lot Size  4,012 s.f. 
Largest Lot Size  10,225 s.f. 
Number of Lots:  63 lots and several tracts 
 
DESCRIPTION OF PROPOSAL 
Brian Thoreson of Hayden Homes on behalf of Richland 132, LLC has submitted a Preliminary 
Plat Application for the development of an approximately 10.43-acre site, with sixty-three (63) 
residential lots, several tracts and related infrastructure. Figure 1 (above) shows the site within 
its larger context. 
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REASON FOR REQUEST 
Subdivide approximately 10.43-acres into sixty-three (63) residential lots. The application 
also includes a deviation request which, if approved, would reduce the rear-yard setbacks for 
38 lots from 20 feet to 15 feet (Lots 1, 23, 27, 28 and 30-63). 
 
Richland Municipal Code (RMC) Chapter 19.20 requires preliminary plat approval by the 
Hearing Examiner.  Likewise, RMC 24.12.050 states “After public hearing and review the 
hearing examiner shall decide whether the preliminary plat is in accordance with the 
comprehensive plan and other applicable code requirements.”  Additional guidance, below: 
 
24.12.053 Preliminary plat – Required findings. 
The hearing examiner shall not approve any preliminary plat application, unless the approval 
is accompanied by written findings that: 

A. The preliminary plat conforms to the requirements of this title; 
B. Appropriate provisions are made for the public health, safety and general 

welfare and for such open spaces, drainage ways, streets or roads, alleys, 
other public ways, transit stops, potable water supplies, sanitary wastes, 
parks and recreation, playgrounds, schools and school grounds and all other 
relevant facts, including sidewalks and other planning features that assure 
safe walking conditions for students who only walk to and from school; 

C. The public use and interest will be served by the platting of such subdivision 
and dedication; and 

D. The application is consistent with the requirements of RMC 19.60.095. 
 
24.12.055 Preliminary plat – Hearing examiner consideration and action. 

A. The application for preliminary plat approval shall be approved, disapproved 
or returned to the applicant for modification or correction within 90 days of 
the date of acceptance. 

B. Hearing examiner approval of a preliminary plat shall not guarantee final 
approval of the plat or subdivision and shall not constitute an acceptance of 
the subdivision but shall authorize the subdivider to proceed with the 
preparation of the final plat along the lines indicated in the preliminary plat. 

C. Approval of the preliminary plat shall be operative for five years from the 
date of approval by the hearing examiner during which time a final plat or 
plats may be submitted. 

D. The subdivision administrator may extend the approval period or may 
require that the preliminary plat must be resubmitted after the expiration of 
the approval period.  

 
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. 
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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. 

 
REVIEW AUTHORITY 
RMC Section 19.20.030 designates the Hearing Examiner as the hearing body responsible 
for conducting the review of preliminary plat approval applications. 
 
SITE DESCRIPTION & ADJACENT LAND USES 
The site of the preliminary plat (The Villages at Clearwater Creek) consists of one (1) parcel 
totaling approximately 10.43-acres. The site is located at the southwest corner of the intersection 
of Steptoe Street and Center Parkway.  
 
The site varies in elevation and generally slopes from the highest portions of the site along the 
eastern property line down towards the western property boundary with the Amon Wasteway area 
regulated primarily by the Kennewick Irrigation District (KID) located just off-site to the west. 
 
CURRENT LAND USE DESIGNATION AND USES:  
North:  Commercial (Neighborhood Commercial – C-1), undeveloped 
East:    Commercial (Neighborhood Commercial – C-1), City of Kennewick residential  
South:  Railroad right-of-way, City of Kennewick commercial 
West:   Amon Wasteway (KID) (Natural Open Space) 
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Figure 2 – Comprehensive Plan Map 

 
COMPREHENSIVE PLAN  
As illustrated in Figure 2 (above), the Comprehensive Plan Land Use designation designates 
the site for medium-density residential development.  The City [RMC] zoning designations 
which can be applied to the low-density residential land use classification consists of medium-
density residential (R-2) and medium-density residential small lot (R-2s). The site is zoned R-
2s, which is consistent with the adopted  
 
Applicable Goals & Policies 
Provided below is a set of Comprehensive Plan goals & policies which are particularly 
applicable to the subject residential subdivision.  
 
Land Use Goal 1:  Plan for growth within the urban growth area and promote compatible land 
use. 
 Policy 2: Facilitate planned growth and infill developments within the City. 
 
Land Use Goal 2:  Establish land uses that are sustainable and create a livable and vibrant 
community. 

Policy 3:  Ensure that the intent of the land use and districts are maintained. 
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Land Use Goal 3: Maintain a broad range of residential land use designations to 
accommodate a variety of lifestyles and housing opportunities. 

Policy 1:  Distribute residential uses and densities throughout the urban growth area 
consistent with the City’s vision. 

 
CURRENT ZONING 
The subject site is zoned Residential Medium-Density Small Lot (R-2s). Surrounding parcels 
are zoned as follows: 
 
North:  Neighborhood Retail Business use district (C-1) 
East:    Neighborhood Retail Business use district (C-1) and City of Kennewick (Residential) 
South: Railroad Right-of-Way (City of Kennewick) 
West:   Natural Open Space (NOS) 
 

 
Figure 3 – Zoning Map 

 
The medium-density residential small lot (R-2s) is a residential zone classification permitting 
a higher density of population, encouraging small lot development conducive to energy 
conservation and to other factors contributing to the production of affordable housing, and 
including the establishment of duplex dwellings and providing for these one and two-family 
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residences a high degree of protection from hazards, objectionable influences, building 
congestion and lack of light, air and privacy. Certain essential and compatible public service 
facilities and institutions are permitted in this district. The zoning classification is intended to 
be applied to some portions of the city that are designed medium-density residential (5.1 to 
10 dwellings per acre) under the city of Richland comprehensive plan. 
 
UTILITY AVAILABILITY 
There are existing irrigation (purple), water (blue), sewer (green) and electrical power line 
connections (red) available near the site with adequate capacity to supply the proposed 
project.  
 

 
Figure 4 – Utility Map 

 
Sewer 
There is an existing 8-inch sewer main in the Meadows Drive S rights-of-way that extends 
across Center Parkway and connects into the subject property.  
 
Water 
There is an 8-inch water distribution main located within the Center Parkway rights-of-way 
that connects into the subject property. 
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Power 
Electrical service lines are located along the eastern property line and above-mentioned 
street rights-of-ways. 
 
Stormwater 
Stormwater runoff from all future developments will need to be accommodated for on the 
project site per the requirements of the Eastern Washington Stormwater Manual. A large 
stormwater containment area is located west of the site between the project and the Amon 
Wasteway area. 
 
Irrigation 
The site is located within the Kennewick Irrigation District. 
 
TRANSPORTATION & ACCESS 
Primary access into the site will come from Center Parkway which adjoins the subject property 
on the north. Steptoe Street is located to the east; however, no direct vehicular access is 
allowed onto Steptoe Street. 
 
Sidewalks will be installed on local roads.  Existing trails and on-street bicycle lanes are also 
designated by the City.  Likewise, there are ongoing efforts to improve the active 
transportation portfolio of the area.   
 
FIRE SAFETY 
The City of Richland Fire Department will provide fire protection services to the subject 
property and resulting development. Currently, there are no hydrants within the proposed site. 
Hydrants are located within the neighboring residential and commercial areas. 
 
SCHOOLS 
The plat falls within the boundaries of the Kennewick School District. As of the date this report 
was written the City had received no comments from the Kennewick School District. 
 
SEPA 
The proposal is subject to State environmental review under the State Environmental Policy 
Act.  Pursuant to WAC 197-11-355 the city utilized the Optional DNS process for the rezone 
and preliminary plat applications.  A final Determination of Non-Significance (DNS) was 
issued for the preliminary plat on July 8, 2025. 
 
Critical Areas 
The subject site does not contain any critical areas as identified by the City’s critical areas 
regulations (RMC Title 22.10). 
 
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. 
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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. It should be noted that the Washington State Department 
of Archaeology and Historic Preservation (DAHP) submitted comments requesting that a 
cultural resources survey be submitted prior to any land disturbance occurring. The applicant 
reached out to DAHP and provided them with information regarding prior site disturbance 
(grading and fill placement) that had taken place and DAHP responded that a cultural 
resources survey is not required, but that they recommend that an Inadvertent Discovery Plan 
(IDP) be prepared (Exhibit 7).  
 
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 had received no 
public comments regarding this proposed action. 
 
PUBLIC NOTICE 
Public Hearing Date: July 14, 2025 continued to 

November 10, 2025 
Notice of Hearing Mailed: June 16, 2025 
Notice of Hearing Posted: August 23, 2025 
Notice of Hearing Published: June 18, 2024 
 
ANALYSIS 
The criteria for approval of a preliminary plat application (RMC 24.12.053) are reprinted here, 
with a summary of how the application complies with the requisite standard: 

A. The preliminary plat conforms to the requirements of this title (RMC Title 24) 
- The City’s subdivision regulations set forth specific requirements for the filing of an 

application, giving public notice of the application, and requiring that the Hearing 
Examiner conduct a public hearing and make a recommendation to the City 
Council. These steps have been followed by City staff.  

B. Appropriate provisions are made for the public health, safety and general welfare and 
for such open spaces, drainage ways, streets or roads, alleys, other public ways, 
transit stops, potable water supplies, sanitary wastes, parks and recreation, 
playgrounds, schools and school grounds and all other relevant facts, including 
sidewalks and other planning features that assure safe walking conditions for students 
who only walk to and from school; 
- Several parks and other recreational opportunities exist within one mile of the 

project site. 
- The Ben Franklin Transit Authority does not provide bus service to the immediate 

area. 
- The plat will be served by City domestic water lines currently existing adjacent to 

the project site. Water lines have capacity to provide for the proposed project.  
- The plat will be served by City sanitary sewer service currently existing adjacent 

to the project site. Sewer lines have capacity to provide for the proposed project.  
- The plat will be served by Richland Energy Services currently existing adjacent to 

the project site. Electric lines have capacity to provide for the proposed project.  
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- In accordance with City development standards, storm water drainage will have to 
be retained and managed on-site. Project specific designs have not been created 
yet; however, prior to the City allowing construction of the subdivision to occur, the 
development will need to be designed by a licensed civil engineer and meet the 
requirements of the city and state storm water regulations.  

- Kennewick School District was given the opportunity to comment and chose not to 
comment.   

C. The public use and interest will be served by the platting of such subdivision and 
dedication;  
- The proposed project is consistent with the Comprehensive Plan in terms of the 

existing land use (Medium-Density Residential, or MDR). The project is consistent 
with the City’s zoning regulations. The additional housing units provided by this 
preliminary plat will contribute to meeting the housing demand experienced in the 
Tri-Cities thereby serving public interest.  

D. The application is consistent with the requirements of RMC 19.60.095, which states: 
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. 

- The proposal is generally consistent with the intent of the Comprehensive Plan 
and, as conditioned, will meet requirements of the Municipal Code as outlined 
above. 
b. Impacts of the development have been appropriately identified and mitigated 

under RMC Chapter 22.09. 
- Chapter 22.09 is the City’s adoption of the State Environmental Policy Act 

provisions. The applicant filed an environmental checklist (Exhibit 3) for which the 
City issued and distributed a Determination of Non-Significance (Exhibit 3) after 
utilizing the Optional DNS process.   
c. The development application is beneficial to the public health, safety and 

welfare and is in the public interest. 
- The project is consistent with the City’s Comprehensive Plan and development 

regulations.  Therefore, it would be considered beneficial to public health, safety 
and welfare and would be in the public interest. As mentioned above, staff is 
recommending several requirements in the form of conditions, aimed at ensuring 
the development does not generate any significant impacts which would be 
detrimental to the peaceful enjoyment of existing land uses in the surrounding 
vicinity.    

E. 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. 
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- There are no indications from City Staff that the build-out of this subdivision will 
result in the decline of the area transport network below level D. 

F. 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. 
- The conditions of approval recommended for this project are a direct result of 

imposing City development standards as contained in City code and are directly 
related to the development proposal.  Additional conditions have been included as 
a result of comments received by other agencies. 

 
DEVIATION: 
The applicant has requested a deviation be approved to the required rear yard setback 
requirements contained within RMC 23.18.040. Specifically, the request is to reduce the rear-
yard setbacks for 38 lots from 20 feet to 15 feet (Lots 1, 23, 27, 28 and 30-63). The reasons 
behind the setback change is primarily due to the topography of the site and the relatively 
small lot sizes wherein 20-foot rear-yard setbacks reduce the variety of housing plans 
available for construction.  
 
Pursuant to RMC 24.100.380 the owner/developer may seek a deviation from the provisions 
of the municipal code by submitting a deviation application as part of the preliminary plat 
application. The basis for such a deviation from the strict application of the requirements of 
the municipal code is undue and unnecessary hardship on the property owner. No deviation 
from the provisions or requirements of the code shall be authorized unless the hearing 
examiner finds: 
 

1. That exceptional or extraordinary circumstances or conditions exist to the division of 
the property, or to the intended use of the property, that do not apply generally to other 
properties similarly situated; and 

2. That the deviation is necessary for the preservation and enjoyment of a substantial 
property right of the property owner/developer or is necessary for the reasonable and 
acceptable development of the property. 

3. That the authorization of the deviation will not be materially detrimental to the public 
welfare or injurious to the property in the vicinity; and  

4. That the deviation from the provisions and requirements of the municipal code and 
public works standards does not grant a special privilege to the applicant. 

 
Staff is generally in agreement with having smaller setback requirements for the smaller lot 
sizes allowed within the R-2s zoning district. However, since the property is currently 
undeveloped there does not appear to be any special conditions that exist which would 
require the requirement for a rear-yard setback reduction. There is no requirement that the 
property be developed to the density being proposed and the R-2s zoning district already 
allows for reduced setbacks (3’) for garages and carports. Unless the applicant is able to 
further justify the need for a reduced rear-yard setback, staff recommends denial of the 
proposed deviation request. 
 
FINDINGS, CONCLUSION, AND RECOMMENDATION: 
Findings of Fact 
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1. The property owner is Richland 132, LLC, with Brian Thoreson of Hayden Homes, LLC 
acting as applicant and lead contact. 

2. Richland’s Comprehensive Plan designates the plat site for medium-density 
residential development with an average allowable residential density of 5.1-to-10 
dwellings per acre.  The plat proposes a net residential density of 6 dwelling units/acre. 

3. R-2S (Medium Density Residential Small Lot) zoning is applied to the site. R-2S zoning 
regulations permit residential densities of up to 10 dwelling units per acre and a 
4,000ft² minimum lot size for single-family detached structures. 

4. The Estates at Clearwater Creek preliminary plat consists of 63 residential lots.  
Proposed residential lot sizes range from 4,012 square feet to 10,225 square feet, with 
a 5,421 square foot average lot size. 

5. Section 24.12.053 of the RMC sets forth standards for review of preliminary plats that 
require the Hearing Examiner to consider whether appropriate provisions are made 
for the public health, safety and general welfare and for such open spaces, drainage 
ways, streets or roads, alleys other public ways, transit stops, potable water supplies, 
sanitary wastes, parks and recreation, playgrounds, schools and school grounds and 
all other relevant facts, including sidewalks and other planning features that assure 
safe walking conditions for students who only walk to and from school. 

6. The proposed preliminary plat provides for the construction of one (1) public street to 
be built to City public road design standards, including provisions for the extension of 
public utilities. 

7. Improvements proposed to serve the preliminary plat will be consistent with the City’s 
development standards by applying municipal code provisions. 

8. The Kennewick School District was invited to comment but expressed no concerns 
with the plat. 

9. City staff and other utility providers reviewed the project and have recommended 
specific conditions of approval as set forth in this report. 

10. The applicant filed an environmental checklist along with their preliminary plat 
application as required under the State Environmental Policy Act. 

11. After review of the checklist, application materials and receipt of agency and public 
comments, staff issued a Determination of Non-Significance on Tuesday, July 8, 2025 
after utilizing the Optional DNS process. 

12. RMC 19.60.095(D) requires that development not lower the level of service standard 
for transportation facilities below a level of service D. 

13. The subject site does not lie within any existing, recognized Critical Area.  Critical Area 
requirements are not applicable with this proposal. 

14. 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. 

15. Staff recommends denial of the proposed deviation request which would reduce the 
rear-yard setback from 20 feet to 15 feet for 38 lots. 

16. At the July 14, 2025 public hearing the applicant requested a continuance in order to 
have discussions with the Kennewick Irrigation District (KID) regarding the proposed 
conditions of approval placed on the project by KID. The matter was again continued 
at the August, September and October Hearing Examiner meetings. 

17. A draft of the agreement between the applicant and KID was provided to the city on 
November 3, 2025 and is included as Exhibit 6. 
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Conclusions of Law 

1. The lots within the proposed subdivision are consistent with the provisions of the City’s 
respective (R-2s) zoning regulations.  

2. The proposed preliminary plat conforms to the density and type of land use envisioned 
in the land use and transportation elements of the adopted Comprehensive Plan (Low- 
Density Residential). 

3. Pursuant to RMC Chapters 22.09 and 22.10, the procedures required under the State 
Environmental Policy Act have been followed. 

4. As conditioned, the proposed preliminary plat makes appropriate provisions for the 
public health, safety and general welfare and for such open spaces, drainage ways, 
streets or roads, alleys, other public ways, transit stops, potable water supplies, 
sanitary wastes, parks and recreation, playgrounds, schools and school grounds and 
all other relevant facts, including sidewalks and other planning features that assure 
safe walking conditions for students who only walk to and from school. 

 
Recommendation 
Staff has completed its review of the request for preliminary plat approval and recommends 
denial of the setback deviation request but approval of the preliminary plat 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 the City’s subdivision regulations. 
 
RECOMMENDED CONDITIONS OF APPROVAL 
 
General Conditions: 
 
1. All final, approved plans for public improvements shall be submitted prior to pre-con on 

a 24” x 36” hardcopy format and also electronically.  When construction of the public 
infrastructure has been substantially completed, the applicant shall provide electronic 
record drawings in accordance with the City’s “Record Drawing Requirements”. The 
electronic record drawings shall be submitted in an AutoCAD format compatible with the 
City’s CAD software.  The final record drawings shall be submitted and approved by the 
City before the final punchlist inspection will be performed.  All final punchlist items shall 
be completed or financially guaranteed prior to final platting. 

 
2. A copy of the construction drawings shall be submitted for review to the appropriate 

jurisdictions by the developer and his engineer.  All required comments / conditions 
from all appropriate reviewing jurisdictions (e.g.: Benton County, any appropriate 
irrigation districts, other utilities, etc.) shall be incorporated into one comprehensive 
set of drawings and resubmitted (if necessary) for final permit review and issuance.  
Any and all necessary permits that may be required by jurisdictional entities outside of 
the City of Richland shall be the responsibility of the developer to obtain. 

 
3. Any work within the public right-of-way or easements or involving public infrastructure 

will require the applicant to obtain a right-of-way construction permit prior to beginning 
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work, per RMC Chapter 12.08.  The applicant shall pay a plan review fee based on a 
cost-per-sheet of engineering infrastructure plans. This public infrastructure plan 
review fee shall apply each time a project is submitted for review.  Please visit the 
published fee schedule on the City’s webpage to find the current per-sheet fee.  A 
permit fee in the amount equal to 3% of the construction costs of the work within the 
right-of-way or easement will be collected at the time the construction permit is issued.   

 
4. Public utility infrastructure located on private property will require recording of a City 

standard form easement prior to final acceptance of the infrastructure.  The City requires 
preparation of the easement legal description by the developer four weeks prior to the 
scheduled date of final platting. Once received, the City will prepare the easement 
document and provide it to the developer.  The developer shall be responsible for 
payment of the recordation fees. 

 
5. A pre-construction conference will be required prior to the start of any work within the 

public right-of-way or easement.  Contact the Public Works Engineering Division at 
942-7500 to schedule a pre-construction conference. 

 
6. The contractor and developer shall be responsible for any and all public infrastructure 

construction deficiencies for a period of one year from the date of the letter of 
acceptance by the City of Richland. 

 
7. A copy of the preliminary plat shall be supplied to the Post Office and all locations of 

future mailbox clusters approved prior to installation or final platting. 
 
Design Standards: 
 
8. Public improvement design shall follow the following general format: 

A. All public improvements, materials and workmanship shall be in conformance 
with the latest revision of the City of Richland Standard Specifications and 
Details, Public Infrastructure Design Guidelines, Richland municipal code, and 
the current edition of the State of Washington Standard Specifications for 
Road, Bridge, and Municipal Construction.  Please confirm that you have the 
latest set of standard specs and details by visiting the City’s web page. 

B. Fire hydrant location shall be reviewed and approved by the City Fire Marshal. 
C. All utilities shall be extended to the adjacent property (properties) at the time of 

construction.  
D. The minimum centerline finish grade shall be no less than 0.30% and the 

maximum centerline finish grade shall be no more than 10.0% for local streets. 
12% can be allowed for local streets for short distances.  

E. The minimum centerline radius for local streets shall be 100-feet. 
F. Final design of the public improvements shall be approved at the time of the 

City’s issuance of a Right-of-way Construction Permit for the proposed 
construction. 

 
9. If the project will be built in phases the applicant shall submit a comprehensive master 

plan for the sanitary sewer, domestic water, storm drainage, electrical, street lighting 
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and irrigation system for the entire project prior to submitting plans for the first phase to 
assure constructability of the entire project.  This includes the location and size of any 
storm retention ponds that may be required to handle runoff. 

 
10. If the City Fire Marshal requires a secondary emergency vehicle access (SEVA), it 

shall be included in the construction plan set and be designed to the following 
standards: 
A. 2-inches compacted gravel, minimum (temp. SEVAs only). 
B. Permanent SEVA’s shall be paved with 2-inches of asphalt, minimum. 
C. 2% cross-slope, maximum. 
D. 5% slope, maximum.  Any access road steeper than 5% shall be paved or be 

approved by the Fire Marshal. 
E. Be 20-feet in width. 
F. Have radii that are accommodating with those needed for City Fire apparatus. 
 
Secondary emergency vehicles accesses (SEVA’s) shall be 20-feet wide, as noted.  
Longer secondary accesses can be built to 12-feet wide with the approval of the City 
of Richland Fire Marshal, however turn-outs are required at a spacing acceptable to 
the Fire Dept. 

 
11. SURVEY MONUMENT DESTRUCTION: 

All permanent survey monuments existing on the project site shall be protected.  If any 
monuments are destroyed by the proposed construction the applicant shall retain a 
professional land surveyor to replace the monuments and file a copy of the record survey 
with the City. 
 

A. No survey monument shall be removed or destroyed (the physical disturbance or 
covering of a monument such that the survey point is no longer visible or readily 
accessible) before a permit is obtained from the Department of Natural Resources 
(DNR). (WAC 332-120-030(2) and RCW 58.09.130). 

B. Any person, corporation, association, department, or subdivision of the state, 
county or municipality responsible for an activity that may cause a survey 
monument to be removed or destroyed shall be responsible for ensuring that the 
original survey point is perpetuated. (WAC 332-120-030(2)). 

C. Survey monuments are those monuments marking local control points, geodetic 
control points, and land boundary survey corners. (WAC 332-120-030(3)). 

 
When a monument must be removed during an activity that might disturb or destroy 
it, a licensed Engineer or Land Surveyor must complete, sign, seal and the file a permit 
with the DNR. It shall be the responsibility of the designing Engineer to identify the 
affected monuments on the project plans and include a construction note directing 
them to the DNR permit. 

 
Traffic & Streets: 
 
12. The “Villages at Clearwater Creek” preliminary plat is subject to the City’s 

transportation impact fee program (RMC 12.03).  Since this property is included within 
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the transportation impact fee program, and since staff analysis indicates the project 
will create no unusual or unanticipated traffic impacts, it is exempt from the SEPA-
related traffic impact analysis (TIA) requirement. 

 
13. Striping changes will be needed on Center Parkway to provide for a two-way left-turn 

lane entrance to the development. 
 
14. The Center Parkway and Steptoe Street frontages shall be completed to current City 

standards at the time that the phase which constructs the lots adjacent to them are 
developed. 

 
15. Street names are not reviewed or vested until construction plans are submitted for 

review.  The street names included on the pre-plat may not be approved or available 
during the construction plan review process. 

 
16. A note will be shown on the face of the final plat stating that Center Parkway and Steptoe 

Street are collector roadways, therefore driveways accessing single family lots will not 
be allowed directly onto them. 

 
17. Installation of the secondary emergency vehicle access (SEVA) onto Steptoe Street 

may require substantial grading or a retaining wall. This SEVA roadway shall have a 
removeable means of restricting daily vehicular traffic (a gate, bollards, etc.). These 
means shall be approved by the Richland Fire Department. 

 
18. No access road onto Steptoe Street will be permitted from this development other than 

as required for the SEVA. 
 
19. Sidewalks shall be installed along all public right-of-way frontages that building lots do 

not front on during construction of those phases (e.g., storm drainage ponds, parks, 
HOA tracts, etc.). 

 
20. All pedestrian ramps, driveway entrances and sidewalks shall be designed to current 

City standard details and PROWAG Standards to be compliant with federal ADA 
Standards.  Adequate right-of-way shall be provided at corners to allow for at least 1-
foot of ROW behind the ped. ramp landing.  Crosswalks between pedestrian ramps 
shall be designed to City standards.  Crosswalks at stop-controlled intersections shall 
have cross-slopes less than 2%.  Crosswalks crossing thru-streets shall have cross-
slopes less than 5%.  The road profiles shall be designed to accommodate this. 

 
21. Vision-clearance triangles shall be shown at all corner lots on both the construction 

plans and the final plat document, in accordance with RMC Chapter 12.11.020.  If the 
intersection is in a curve, it will have to be evaluated per AASHTO guidelines. 

 
22. All roads shall be constructed to provide for adequate fire truck & solid waste collection 

truck access & turnaround movements. 
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23. If the project is to be constructed in phases, all dead-end streets longer than 150-feet 
that will be continued later need to have temporary turnarounds built at the end of them.  
If the temporary turnaround is not located within the final plat an easement with a 50-
foot radius will be required. 

 
Domestic Water: 
 
24. It shall be the responsibility of the developer to extend a watermain to and through this 

property to serve domestic water at the time of plat construction.  This water main shall 
be sized to adequately supply domestic water and fire flows to the proposed 
development.  

 
25. This project will be required to loop the water main.  Looping of the water system 

provides redundancy, increases flow and helps to eliminate stagnant water. 
 
26. The developer will be required to demonstrate that all phases are capable of delivering 

adequate fire flows prior to construction plans being accepted for review.  This may 
require looping of the watermain from off-site locations or oversizing of the main where 
needed. 

 
27. The fire hydrant layout shall be approved by the City Fire Marshal.  
 
28. In accordance with Richland Municipal Code Chapter 18.16.080, an irrigation source 

and distribution system, entirely separate from the City’s domestic water system, shall 
be provided for this development.  Construction plans will not be accepted for review 
until adequate and viable proof of an irrigation source is made available by the 
developer.  The designing Engineer shall submit plans for the proposed irrigation system 
to the Irrigation District with jurisdiction over the property at the same time that they are 
submitted to the City for construction review.  Plans shall be reviewed and accepted by 
said irrigation district prior to issuance of a Right-of-Way permit by the City.  Easements 
shall be provided on the final plat for this system where needed.  

 
Sanitary Sewer: 
 
29. It shall be the responsibility of the developer to extend a sewer main to this property to 

serve sanitary sewer to all parcels at the time of plat construction. 
 
30. A 10-foot-wide exclusive sanitary sewer easement shall be provided for any sewer main 

that is outside of the public Right-of-Way.  Wider easements are required for mains that 
are buried deeper than 10-feet.  If any manholes are located outside of the public Right-
of-Way, maintenance truck access to said structure may be required.  

 
Storm Water: 
 
31. If this project intends on using the existing storm water pond located to the west of the 

preliminary plat, an easement will need to be obtained for it, unless one exists already. 
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32. All construction projects that don’t meet the exemption requirements outlined in 
Richland Municipal Code, Section 16.06 shall comply with the requirements of the 
Washington State Department of Ecology issued Eastern Washington NPDES Phase 
II Municipal Stormwater Permit.  The Developer shall be responsible for compliance 
with the permit conditions.  All construction activities subject to this title shall be 
required to comply with the standards and requirements set forth in the Stormwater 
Management Manual for Eastern Washington (SWMMEW) and prepare a Stormwater 
Site Plan. In addition, a Stormwater Pollution Prevention Plan (SWPPP) or submission 
of a completed erosivity waiver certification is required at the time of plan submittal.  
The City has adopted revised standards affecting the construction of new stormwater 
facilities in order to comply with conditions of its NPDES General Stormwater Permit 
program.  This project, and each phase thereof, shall comply with the requirements of 
the City’s stormwater program in place at the time each phase is engineered.  The 
project will require detailed erosion control plans. 

 
33. All public storm drainage collection systems shall have their flow rate and storage 

capacity designed by a professional engineer following the core elements defined in 
the latest editions of the Stormwater Management Manual for Eastern Washington, 
the current Richland municipal codes, the Phase II Municipal Stormwater Permit, and 
the City’s “Public Infrastructure Construction Plan Requirements and Design 
Guidelines”.  The storm water calculations shall be stamped by a professional 
engineer and shall include a profile of the storm system showing the hydraulic grade 
line.  The calculations should include an accurate delineation of the contributing 
drainage area to accurately size the stormwater facilities.  Passing the storm water 
downhill to an existing storm system will require an analysis of the downstream storm 
system to determine its capability of accepting the storm water without being 
overwhelmed.  The applicant’s design shall provide runoff protection to downstream 
property owners. 

 
34. If any existing storm drainage or ground water seepage drains onto the proposed site, 

said storm drainage shall be considered an existing condition, and it shall be the 
responsibility of the property developer to design a system to contain or treat and 
release the off-site storm drainage. 

 
35. Any proposed storm drainage retention facilities within the boundary of the proposed 

preliminary plat shall not adversely affect neighboring properties.  
 
36. Prior to or concurrent with the submittal of the first phase the developer shall provide 

a Geotechnical report including the percolation rate of the soils in the area of any storm 
retention ponds. If the project constructs a storm retention pond then the engineer will 
need to demonstrate that the pond will drain itself within 72 hours after the end of a 
storm event and not have standing water in it longer than that.  Engineering solutions 
are available for retention ponds that do not percolate within 72 hours. 

 
37. Any discharge of storm water into the Kennewick Irrigation District’s canal will have to 

be permitted by any or all agencies with jurisdiction over it. 
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38. The amount of post-development storm runoff from the proposed site shall be in 
compliance with RMC Chapter 16.06. 

 
39. The developer shall consider the long-term appearance of the storm basin, particularly 

if it will occupy a prominent location in the development.  The City’s typical storm pond 
maintenance practices consist of semi-annual vegetation trimming and silt and debris 
removal.  If the pond location is deemed by City staff as being in a prominent location 
the developer shall design and install fencing and/or landscaping to mitigate the 
pond’s visible character for the surrounding properties.  If the City requires this type of 
treatment to the pond site the developer may propose landscaping treatments 
consistent with the development and establish maintenance responsibilities to remain 
with the development.  These maintenance responsibilities shall be noted on the final 
plat.  Basins designed as detention and evaporative basins need to include plantings 
that will tolerate or thrive in standing water.  Planting designs for areas not routinely 
exposed to water shall include plants that will thrive without irrigation unless the 
developer intends to maintain an irrigated pond site.  At a minimum the landscaping 
plan should be consistent with the City’s intended maintenance standard as described 
above.  

 
40. The developer shall be responsible for landscaping the storm pond and for its 

maintenance and the plantings through the one-year infrastructure warranty period.  
At 11 months after the final acceptance date the developer shall clean the storm 
system and basin of all accumulated oil, sediment, and debris. After this maintenance 
is completed and inspected the City will begin routine maintenance of the system and 
basin.  The developer shall replace any plantings that have failed to survive the 
warranty period.  The developer shall also perform trimmings required to control 
weeds more than 18-inches in height for the 12-months following the date of final plat 
acceptance.  

 
Final Platting Requirements: 
 
41. When the construction is substantially complete a set of “record drawings” shall be 

prepared by a licensed surveyor and include all changes and deviations.  Please 
reference the Public Works document “RECORD DRAWING REQUIREMENTS & 
PROCEDURES” for a complete description of the record drawing process.  All final 
punchlist items shall be completed or financially guaranteed prior to recording of the 
final plat. 

 
42. Public utility infrastructure located on private property will require recording of a City 

standard form easement prior to acceptance of the infrastructure and release of a 
certificate of occupancy.  The City requires preparation of the easement legal 
description by the developer three weeks prior to the scheduled date of final acceptance.  
Off-site (“third party”) easements or right-of-ways for City infrastructure are the 
responsibility of the developer to obtain.  Once received, the City will prepare the 
easement document and provide it to the developer.  The developer shall record the 
easement at the Benton County Assessor and return a recorded original document to 
the City prior to application for final occupancy. 
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43. Any off-site easements or permits necessary for this project shall be obtained and 

secured by the applicant and supplied to the City prior to final plat.   
 
44. Ten-foot wide public utility easements will be required on the final plat along both sides 

of all rights-of-way within the proposed plat.  They will also be required where the plat 
is adjacent to an existing right-of-way. 

 
45. The vision-clearance triangle needs to be shown on all corner lots on the final plat 

document, in accordance with RMC Chapter 12.11.020.  If the intersection is in a 
curve, it will have to be evaluated per AASHTO guidelines.  This information may need 
to be designed by the engineer of record and supplied to the surveyor of record for 
inclusion into the final plat document. 

 
46. The final plat shall include notes identifying all common areas including any tracts and 

acknowledging the ownership and maintenance responsibility. 
 
47. Any areas of restricted parking shall be indicated on the final plats. 
 
48. All landscaped areas within the plat that are in the public Right of Way shall be the 

responsibility of the homeowners to maintain. 
 
49. A one-foot “No access / screening easement” will be required along both the Center 

Parkway and Steptoe Street Rights of Way. 
 
50. Property with an unpaid L.I.D. assessment towards it must be paid in full or segregated 

per Richland Municipal Code 3.12.095.   
 
Planning/Other: 
 
51. Street names will be reviewed when construction drawings are submitted to the Public 

Works Department. When construction drawings are submitted, please include two (2) 
street name options for each of the new street segments and the City will review to 
determine acceptable street names.  

 
52. Addressing brackets [  ] are needed on all lots and tracts. 
 
53. The plat shall include the following irrigation easements consistent with KID 

requirements: 
 

On all lots within the plat, dedicate to KID an irrigation easement 10 feet in width, or 
five (5) feet in width if adjacent to a utility easement, located along the road frontage 
or access easements of each lot. An irrigation easement may be included within the 
‘sidewalk and utility’ easement if one is proposed, denoting the easement as a 
“Sidewalk, Utility, and Irrigation Easement.” 
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54. Irrigation water is available for this development. An application must be made to KID 
to obtain the water allocation. Please contact Lori Gibson at lgibson@kid.org for more 
information and to obtain a “Water Allotment Allocation Application” form. 
 
Connection of the proposed development to the KID system will impact the existing 
system and a mitigation fee for the connections will be required. Please contact the 
KID Engineering department for more details. 

 
55. There exists KID Right-of-Way (ROW) along the westerly property line of the 

development (Amon Wasteway). The Applicant must show this ROW on the 
preliminary plat. A copy of the ROW maps are available upon request. The proximity 
of the proposed residential development to the KID ROW increases the risk of harm 
to KID facilities and exposes residents to risk of injury. To mitigate these risks, KID 
requires the following: 

 
A. At the time of final plat, Applicant shall either: (1) deed to KID a tract of land 

that fully contains the KID ROW, subject to the Applicant and KID entering a 
license agreement under which the Applicant agrees to construct and maintain 
fencing, or, (2) place the KID ROW into separate tracts, convey such tracts to 
a homeowner’s association or similar entity responsible for constructing and 
maintaining fencing and landscaping, subject to an easement benefitting KID 
with terms acceptable to KID.  

B. No permanent structures within the KID ROW. 
C. A note on the face of the plat that states: “No grading may be performed or any 

permanent structure built within Kennewick Irrigation District (KID) right-of-way 
without an approved permit from KID, when applicable.” 

D. For each phase of the project, include a note on the face of the Final Plat stating 
as follows: “This property is located within the boundaries of the Kennewick 
Irrigation District and in the immediate vicinity of irrigation infrastructure. Please 
refer to www.kid.org for further information.” 

E. KID ROW signage to be installed by the Applicant along the ROW that has 
been approved by KID prior to final plat approval of each phase abutting the 
ROW.   

 
56. A portion of the plat lies above an unlined earthen drainage canal section (Amon 

Wasteway). Unlined earthen canal sections are more likely to have a canal 
embankment breach occur than lined sections. Without adequate mitigation, 
increased runoff resulting from the proposed residential development increases the 
likelihood of a canal embankment breach requiring significant repairs to portions of the 
canal. To mitigate these risks, KID will require:  
 

A. Stormwater systems for the project shall be designed to retain, at minimum, a 
100-year storm event above the Amon Wasteway and minimize the 
introduction of water into the soils up-gradient of the drainage canal. KID review 
and approval of all stormwater plans is required prior to final plat approval. 

mailto:lgibson@kid.org
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B. Rights-of-way shown on the plat that shall include all reasonably necessary 
features to allow KID to operate, maintain and replace the drainage canal and 
KID facilities, including the irrigation system.  

C. As an alternative to conditions 4.A. and B., pursuant to KID Policy 4.3, the 
Applicant may enter into a written agreement with KID to provide other 
acceptable means of protecting persons and property. This may include the 
lining or piping of canals where appropriate and increasing the canal 
embankment height along the canal. In instances where KID agrees that canals 
may be lined or piped as an alternate to providing drainage, the KID Board of 
Directors may negotiate a cost share or contribution to the expense of lining.  

 
57. For each phase of the project, KID review and approval of grading and construction 

plans is required to allow KID to assure all reasonable measures to protect any 
easements and ROWs. Such review and approval will be coordinated as part of the 
City's review and Preliminary Plat approval process.   
 

58. The Applicant shall include the potential failure of KID system components in its public 
offering statement for the plat pursuant to RCW 58.19.055(1)(r), which requires a 
public offering statement to include “[a] list of any physical hazards known to the 
developer which particularly affect the development or the immediate vicinity in which 
the developer is located and which are not readily ascertainable by the purchaser.” 
 

59. The Applicant shall post signs in appropriate areas with KID’s easements and ROW’s 
identifying KID’s facilities (with locations and design approved by KID). 
 

60. The Applicant shall provide fencing for the protection of KID facilities, which shall 
include but not be limited to adjacent KID ROW, with fencing locations and design 
approved by KID. 
 

61. The Applicant and landowner entered into a License and Construction Agreement with 
KID dated November 7, 2017, for the construction of certain improvements and 
infrastructure, including among other things, an energy dissipation “Drop Structure” for 
the protection of downstream areas from erosion. The Drop Structure and any 
necessary grading of the wasteway channel has not been constructed, and 
construction of said structure is a condition precedent to approval of the subject 
application. 
 

62. The following fees for review must be paid prior to KID signature on the Final Plat: 
A Preliminary Plat review fee (at the time of application, fee is $175.00). Fees are 
subject to change and depend on the date the Final Plat is submitted for final approval. 
 

63. Include on the plat the irrigation title block under item ‘A’ below if the development will 
not be serviced with KID irrigation water, or item ‘B’ below, if the development will be 
serviced with KID irrigation water: 

 
A. I HEREBY CERTIFY THAT THE PROPERTY DESCRIBED HEREON IS LOCATED 

WITHIN THE BOUNDARIES OF THE KENNEWICK IRRIGATION DISTRICT BUT 
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THAT THIS PROPERTY IS NOT CLASSIFIED AS IRRIGABLE LAND AND IS NOT 
ENTITLED TO IRRIGATION WATER UNDER THE EXISTING OPERATING RULES 
AND REGULATIONS OF THIS DISTRICT.  I FURTHER CERTIFY THAT THE 
IRRIGATION EASEMENTS SHOWN ON THIS BINDING SITE PLAN ARE 
ADEQUATE TO SERVE ALL LOTS SHOWN HEREON PER THE REQUIREMENTS 
OF RCW 58.17.310. 
 

B. I HEREBY CERTIFY THAT THE PROPERTY DESCRIBED HEREIN IS LOCATED 
WITHIN THE BOUNDARIES OF THE KENNEWICK IRRIGATION DISTRICT, THAT 
THE IRRIGATION EASEMENTS SHOWN ON THIS BINDING SITE PLAN ARE 
ADEQUATE TO SERVE ALL LOTS SHOWN HEREON.  I FURTHER CERTIFY THAT 
THOSE LOTS WHICH ARE ENTITLED TO IRRIGATION WATER UNDER THE 
OPERATING RULES AND REGULATIONS OF THE DISTRICT HAVE SATISFIED 
THE REQUIREMENTS OF RCW 58.17.310, AND THAT ALL ASSESSMENTS HAVE 
BEEN PAID THROUGH THE YEAR 20_____ A.D. 
 

64. All subdivisions of land are required to be approved by the KID Board of Directors 
during a KID Board Meeting. KID Board Meetings are regularly scheduled on the first 
and third Tuesdays of each month. All conditions must be completed prior to submittal 
to KID for final approval. The submittal for final approval must be received by KID a 
minimum of one week prior to a regularly scheduled Board Meeting to be considered 
at that meeting. This change can potentially extend the approval process by a 
minimum of one week.   

 
65. A Proof of Contact: Soil Destabilization Notification shall be submitted to the Benton 

Clean Air Agency prior to any ground disturbance occurring. 
 
66. An Inadvertent Discover Plan (IDP) shall be prepared for the site and submitted to 

the Planning Division for review and approval prior to any construction activities 
occurring at the site.  

 
 
EXHIBIT LIST 

1. Application Materials 
2. Maps 
3. SEPA DNS and Checklist 
4. Public Notice and Affidavits 
5. Agency & Public Comments 
6. Kennewick Irrigation District Agreement (Draft) 
7. DAHP Response RE: Cultural Resource Survey 
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City of Richland 
Development Services 

625 Swift Blvd. MS-35 
Richland, WA 99352 

 509-942-7794 
 509-942-7764 

 

 
                                                                                DEVIATION REQUEST APPLICATION 

 

Note: A Pre-Application Meeting is required prior to submittal of an application. 
 

PROPERTY OWNER INFORMATION ☐ Contact Person 
Owner: 
Address: 
Phone: Email: 
 

APPLICANT/CONTRACTOR INFORMATION (if different) ☐ Contact Person 
Company: UBI#: 

Contact: 

Address: 
Phone: Email: 
 

SPECIFY WHICH RMC SECTION(S) YOU ARE REQUESTING DEVIATION FROM: 

 
 

PROPERTY INFORMATION 
Project Name:  
Parcel #: 
Legal Description: 
 

APPLICATION MUST INCLUDE  
1. Completed application and filing fee 
2. Other information as determined by the Administrator 

 
 
 
 
 

 

DEVIATIONS FROM SUBDIVISION STANDARDS – Answer the following as thoroughly as possible. 

Describe the special conditions and circumstances that exist which are peculiar to the land involved and which are not 
applicable to other lands in the same area: 
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Were the special conditions and/or circumstances caused directly by you (the applicant)?: 

Describe how the literal interpretation of the code would deprive you of rights commonly enjoyed by other properties in the 
same area under the terms of this title: 

Explain why granting the deviation will not confer on you (the applicant) any special privilege that is otherwise denied to other 
lands in the same area: 

Provide any other information you would like to add that supports your request: 

I authorize employees and officials of the City of Richland the right to enter and remain on the property in question to 
determine whether a permit should be issued and whether special conditions should be placed on any issued permit. I have 
the legal authority to grant such access to the property in question.  

I also acknowledge that if a permit is issued for land development activities, no terms of the permit can be violated without 
further approval by the permitting entity. I understand that the granting of a permit does not authorize anyone to violate in 
any way any federal, state, or local law/regulation pertaining to development activities associated with a permit.  

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

1. I have read and examined this permit application and have documented all applicable requirements on the site plan.
2. The information provided in this application contains no misstatement of fact.
3. I am the owner(s), the authorized agent(s) of the owner(s) of the above referenced property, or I am currently a licensed

contractor or specialty contractor under Chapter 18.27 RCW or I am exempt from the requirements of Chapter 18.27
RCW.

4. I understand this permit is subject to all other local, state, and federal regulations.

Note: This application will not be processed unless the above certification is endorsed by an authorized agent of the owner(s) 
of the property in question and/or the owner(s) themselves. If the City of Richland has reason to believe that erroneous 
information has been supplied by an authorized agent of the owner(s) of the property in question and/or by the owner(s) 
themselves, processing of the application may be suspended. 

Applicant Printed Name:  _______________________________________________ 

Applicant Signature:  ___________________________________________________  Date  ___________________________ 



DESCRIPTION 
LOT 9 OF THE PLAT OF CLEARWATER CREEK PHASE 3 RECORDED IN VOLUME 15 OF 
PLATS AT PAGE 549, RECORDS OF BENTON COUNTY, WASHINGTON. 
 



bthoreson
Polylength Measurement
26 ft
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1919 N. Pittsburgh St., Suite A
Kennewick, WA  99336

Agents / Brokers and Transaction Coordinators



AFFILIATED BUSINESS ARRANGEMENT
DISCLOSURE STATEMENT

To: To Be Determined
Richland 132 LLC

Property: 2725 Steptoe St, Richland, WA 99352
2710 Bellerive Dr, Richland, WA 99352

From: TitleOne Date:  5/19/2025
File Number: 25552235

Thank you for contacting TitleOne (hereinafter “Agent”).  This is to give you notice that Agent has a business 
relationship with Title Resources Guaranty Company, which provides title insurance underwriting services, 
Anywhere Insurance Agency Inc., which provides homeowners and other insurance, and TitleOne 
Exchange and Real 1031, which provide 1031 exchange services.  The majority owner of Agent is the 
22.3% owner of Title Resources Guaranty Company and 100% owner of Anywhere Insurance Agency 
Inc., TitleOne Exchange, and Real 1031.  Title Resources Guaranty Company is also 10% owner of Agent. 
Because of these relationships, the referral of business to the companies below may provide Agent and/or its 
employees a financial or other benefit.

Set forth below is the estimated charge or range of charges for the underwriting services listed.  You are 
NOT required to use the underwriter below in connection with the provision of title services.  THERE ARE 
FREQUENTLY OTHER UNDERWRITERS AVAILABLE WITH SIMILAR SERVICES.  YOU ARE FREE TO 
SHOP AROUND TO DETERMINE THAT YOU ARE RECEIVING THE BEST SERVICES AND THE BEST 
RATE FOR THESE SERVICES.

COMPANIES DESCRIPTION OF CHARGES ESTIMATE OF RANGE OF CHARGES
GENERALLY MADE BY PROVIDER 

Title Resources Guaranty Company Title Insurance Premium Owners Policy (charges based on policy amount):

$50,000 - $100,000 $462 - $666
$100,001 - $300,000 $666 - $1,326
$300,001 - $500,000 $1,326 - $1,822
$500,001 - $1,000,000 $1,822 - $3,062
$1,000,001 - $5,000,000 $3,062 - $11,862

Realogy Insurance Agency, Inc. Homeowners insurance 
premium

$2.00 - $6.00 per thousand dollars of replacement cost 
of dwelling

Acknowledgement of Receipt of Disclosure
I/we have read this disclosure form and understand that Agent is referring me/us to use the above-described 
companies and may receive a financial or other benefit as the result of this referral.



Buyer/Borrower(s)

______________________________________
To Be Determined

Seller(s)

______________________________________
Richland 132 LLC
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ALTA COMMITMENT FOR TITLE INSURANCE
issued by

TITLE RESOURCES GUARANTY COMPANY

Commitment No.  25552235

NOTICE

IMPORTANT—READ CAREFULLY: THIS COMMITMENT IS AN OFFER TO ISSUE ONE OR MORE TITLE INSURANCE 
POLICIES. ALL CLAIMS OR REMEDIES SOUGHT AGAINST THE COMPANY INVOLVING THE CONTENT OF THIS 
COMMITMENT OR THE POLICY MUST BE BASED SOLELY IN CONTRACT.

THIS COMMITMENT IS NOT AN ABSTRACT OF TITLE, REPORT OF THE CONDITION OF TITLE, LEGAL OPINION, 
OPINION OF TITLE, OR OTHER REPRESENTATION OF THE STATUS OF TITLE. THE PROCEDURES USED BY THE 
COMPANY TO DETERMINE INSURABILITY OF THE TITLE, INCLUDING ANY SEARCH AND EXAMINATION, ARE 
PROPRIETARY TO THE COMPANY, WERE PERFORMED SOLELY FOR THE BENEFIT OF THE COMPANY, AND 
CREATE NO EXTRACONTRACTUAL LIABILITY TO ANY PERSON, INCLUDING A PROPOSED INSURED.

THE COMPANY’S OBLIGATION UNDER THIS COMMITMENT IS TO ISSUE A POLICY TO A PROPOSED INSURED 
IDENTIFIED IN SCHEDULE A IN ACCORDANCE WITH THE TERMS AND PROVISIONS OF THIS COMMITMENT. THE 
COMPANY HAS NO LIABILITY OR OBLIGATION INVOLVING THE CONTENT OF THIS COMMITMENT TO ANY OTHER 
PERSON.

COMMITMENT TO ISSUE POLICY

Subject to the Notice; Schedule B, Part I—Requirements; Schedule B, Part II—Exceptions; and the Commitment Conditions, 
TITLE RESOURCES GUARANTY COMPANY, a TEXAS corporation, (the “Company”), commits to issue the Policy according 
to the terms and provisions of this Commitment. This Commitment is effective as of the Commitment Date shown in Schedule 
A for each Policy described in Schedule A, only when the Company has entered in Schedule A both the specified dollar 
amount as the Proposed Amount of Insurance and the name of the Proposed Insured.

If all of the Schedule B, Part I—Requirements have not been met within 180 days after the Commitment Date, this 
Commitment terminates and the Company’s liability and obligation end.

COMMITMENT CONDITIONS

1. DEFINITIONS
a. “Discriminatory Covenant”: Any covenant, condition, restriction, or limitation that is unenforceable under 

applicable law because it illegally discriminates against a class of individuals based on personal characteristics 
such as race, color, religion, sex, sexual orientation, gender identity, familial status, disability, national origin, or 
other legally protected class.

b. “Knowledge” or “Known”: Actual knowledge or actual notice, but not constructive notice imparted by the Public 
Records.

c. “Land”: The land described in Item 5 of Schedule A and improvements located on that land that by State law 
constitute real property. The term “Land” does not include any property beyond that described in Schedule A, nor 
any right, title, interest, estate, or easement in any abutting street, road, avenue, alley, lane, right-of-way, body of 
water, or waterway, but does not modify or limit the extent that a right of access to and from the Land is to be 
insured by the Policy.

d. “Mortgage”: A mortgage, deed of trust, trust deed, security deed, or other real property security instrument, 
including one evidenced by electronic means authorized by law.

e. “Policy”: Each contract of title insurance, in a form adopted by the American Land Title Association, issued or to 
be issued by the Company pursuant to this Commitment.
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f. “Proposed Amount of Insurance”: Each dollar amount specified in Schedule A as the Proposed Amount of 
Insurance of each Policy to be issued pursuant to this Commitment.

g. “Proposed Insured”: Each person identified in Schedule A as the Proposed Insured of each Policy to be issued 
pursuant to this Commitment.

h. “Public Records”: The recording or filing system established under State statutes in effect at the Commitment 
Date under which a document must be recorded or filed to impart constructive notice of matters relating to the 
Title to a purchaser for value without Knowledge. The term “Public Records” does not include any other 
recording or filing system, including any pertaining to environmental remediation or protection, planning, 
permitting, zoning, licensing, building, health, public safety, or national security matters.

i. “State”: The state or commonwealth of the United States within whose exterior boundaries the Land is located. 
The term “State” also includes the District of Columbia, the Commonwealth of Puerto Rico, the U.S. Virgin 
Islands, and Guam.

j. “Title”: The estate or interest in the Land identified in Item 3 of Schedule A.

2. If all of the Schedule B, Part I—Requirements have not been met within the time period specified in the Commitment to 
Issue Policy, this Commitment terminates and the Company’s liability and obligation end.

3. The Company’s liability and obligation is limited by and this Commitment is not valid without:
a. the Notice;
b. the Commitment to Issue Policy;
c. the Commitment Conditions;
d. Schedule A;
e. Schedule B, Part I—Requirements; and
f. Schedule B, Part II—Exceptions; and
g. a counter-signature by the Company or its issuing agent that may be in electronic form.

4. COMPANY’S RIGHT TO AMEND
The Company may amend this Commitment at any time. If the Company amends this Commitment to add a defect, lien, 
encumbrance, adverse claim, or other matter recorded in the Public Records prior to the Commitment Date, any liability 
of the Company is limited by Commitment Condition 5. The Company is not liable for any other amendment to this 
Commitment.

5. LIMITATIONS OF LIABILITY
a. The Company’s liability under Commitment Condition 4 is limited to the Proposed Insured’s actual expense 

incurred in the interval between the Company’s delivery to the Proposed Insured of the Commitment and the 
delivery of the amended Commitment, resulting from the Proposed Insured’s good faith reliance to:
i. comply with the Schedule B, Part I—Requirements;
ii. eliminate, with the Company’s written consent, any Schedule B, Part II—Exceptions; or
iii. acquire the Title or create the Mortgage covered by this Commitment.

b. The Company is not liable under Commitment Condition 5.a. if the Proposed Insured requested the amendment 
or had Knowledge of the matter and did not notify the Company about it in writing.

c. The Company is only liable under Commitment Condition 4 if the Proposed Insured would not have incurred the 
expense had the Commitment included the added matter when the Commitment was first delivered to the 
Proposed Insured.

d. The Company’s liability does not exceed the lesser of the Proposed Insured’s actual expense incurred in good 
faith and described in Commitment Condition 5.a. or the Proposed Amount of Insurance.

e. The Company is not liable for the content of the Transaction Identification Data, if any.
f. The Company is not obligated to issue the Policy referred to in this Commitment unless all of the Schedule B, 

Part I—Requirements have been met to the satisfaction of the Company.
g. The Company’s liability is further limited by the terms and provisions of the Policy to be issued to the Proposed 

Insured.

6. LIABILITY OF THE COMPANY MUST BE BASED ON THIS COMMITMENT; CHOICE OF LAW AND CHOICE OF 
FORUM
a. Only a Proposed Insured identified in Schedule A, and no other person, may make a claim under this 

Commitment.
b. Any claim must be based in contract under the State law of the State where the Land is located and is restricted 

to the terms and provisions of this Commitment. Any litigation or other proceeding brought by the Proposed 
Insured against the Company must be filed only in a State or federal court having jurisdiction.
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c. This Commitment, as last revised, is the exclusive and entire agreement between the parties with respect to the 
subject matter of this Commitment and supersedes all prior commitment negotiations, representations, and 
proposals of any kind, whether written or oral, express or implied, relating to the subject matter of this 
Commitment.

d. The deletion or modification of any Schedule B, Part II—Exception does not constitute an agreement or 
obligation to provide coverage beyond the terms and provisions of this Commitment or the Policy.

e. Any amendment or endorsement to this Commitment must be in writing and authenticated by a person 
authorized by the Company.

f. When the Policy is issued, all liability and obligation under this Commitment will end and the Company’s only 
liability will be under the Policy.

7. IF THIS COMMITMENT IS ISSUED BY AN ISSUING AGENT
The issuing agent is the Company’s agent only for the limited purpose of issuing title insurance commitments and 
policies. The issuing agent is not the Company’s agent for closing, settlement, escrow, or any other purpose.

8. PRO-FORMA POLICY
The Company may provide, at the request of a Proposed Insured, a pro-forma policy illustrating the coverage that the 
Company may provide. A pro-forma policy neither reflects the status of Title at the time that the pro-forma policy is 
delivered to a Proposed Insured, nor is it a commitment to insure.

9. CLAIMS PROCEDURES
This Commitment incorporates by reference all Conditions for making a claim in the Policy to be issued to the Proposed 
Insured. Commitment Condition 9 does not modify the limitations of liability in Commitment Conditions 5 and 6.

10. CLASS ACTION
ALL CLAIMS AND DISPUTES ARISING OUT OF OR RELATING TO THIS COMMITMENT, INCLUDING ANY 
SERVICE OR OTHER MATTER IN CONNECTION WITH ISSUING THIS COMMITMENT, ANY BREACH OF A 
COMMITMENT PROVISION, OR ANY OTHER CLAIM OR DISPUTE ARISING OUT OF OR RELATING TO THE 
TRANSACTION GIVING RISE TO THIS COMMITMENT, MUST BE BROUGHT IN AN INDIVIDUAL CAPACITY. NO 
PARTY MAY SERVE AS PLAINTIFF, CLASS MEMBER, OR PARTICIPANT IN ANY CLASS OR REPRESENTATIVE 
PROCEEDING. ANY POLICY ISSUED PURSUANT TO THIS COMMITMENT WILL CONTAIN A CLASS ACTION 
CONDITION.

11. ARBITRATION
The Policy contains an arbitration clause. All arbitrable matters when the Proposed Amount of Insurance is $2,000,000 
or less may be arbitrated at the election of either the Company or the Proposed Insured as the exclusive remedy of the 
parties. A Proposed Insured may review a copy of the arbitration rules at http://www.alta.org/arbitration.

  

http://www.alta.org/arbitration


Privacy Policy Notice
Rev. 7/28/2022

FACTS WHAT DOES TITLEONE DO WITH YOUR PERSONAL INFORMATION?

Why? Financial companies choose how they share your personal information.  Federal law gives consumers 
the right to limit some but not all sharing.  Federal law also requires us to tell you how we collect, 
share, and protect your personal information.  Please read this notice carefully to understand what we 
do.

What? The types of personal information we collect and share depend on the product or service you have 
with us.  This information can include:

• Social Security number and account balances
• Payment history and credit card or other debt
• Checking account information and wire transfer instructions

When you are no longer our customer, we continue to share your information as described in this 
notice.

How? All financial companies need to share customers’ personal information to run their everyday business.  
In the section below, we list the reasons financial companies can share their customers’ personal 
information; the reasons TitleOne chooses to share; and whether you can limit this sharing.

Reasons we can share your personal information Does TitleOne share? Can you limit this sharing?

For our everyday business purposes – such as to 
process your transactions, maintain your account(s), 
respond to court orders and legal investigations, or 
report to credit bureaus

Yes No

For our marketing purposes- to offer our products 
and services to you

No We don’t share

For joint marketing with other financial companies No We don’t share

For our affiliates’ everyday business purposes- 
information about your transactions and experiences

Yes No

For our affiliates’ everyday business purposes- 
information about your creditworthiness

No We don’t share

For our affiliates to market to you No We don’t share

For nonaffiliates to market to you No We don’t share

Questions? Go to https://www.anywhereis.re/privacypolicy

1919 N. Pittsburgh St., Suite A
Kennewick, WA  99336

Ph. (509) 783-2101
Fx. 

www.titleonecorp.com



Who we are

Who is providing this notice? TitleOne

What we do

How does TitleOne 
protect my personal information?

To protect your personal information from unauthorized access and use, we 
use security measures that comply with federal law.  These measures 
include computer safeguards and secured files and buildings.

How does TitleOne
collect my personal information?

We collect your personal information, for example, when you
• Apply for insurance or pay insurance premiums
• Provide your mortgage information or show your driver’s license
• Give us your contact information

We also collect your personal information from others, such as credit 
bureaus, affiliates, or other companies.

Why can’t I limit all sharing? Federal law gives you the right to limit only
• Sharing for affiliates’ everyday business purposes –information about 

your creditworthiness
• Affiliates from using your information to market to you
• Sharing for nonaffiliates to market to you
State laws and individual companies may give you additional rights to 
limit sharing. 

Definitions

Affiliates Companies related by common ownership or control. They can be financial 
and nonfinancial companies.
• Our affiliates include companies that are owned in whole or in part by 

Anywhere Real Estate Inc., such as Better Homes and Gardens® Real 
Estate, CENTURY 21®, Coldwell Banker®, Coldwell Banker 
Commercial®, The Corcoran Group®, ERA®, Sotheby's International 
Realty®, ZipRealty®, Anywhere Advisors LLC, Cartus and Anywhere 
Integrated Services LLC.

Nonaffiliates Companies not related by common ownership or control. They can be 
financial and nonfinancial companies.
• TitleOne does not share with nonaffiliates so they can market to you.

Joint Marketing A formal agreement between nonaffiliated financial companies that 
together market financial products or service to you.
• TitleOne does not share with nonaffiliated financial companies for joint 

marketing purposes.
Other Important Information

For European Union Customers Please see our Privacy Policy located at 
https://www.anywhereis.re/privacypolicy

For our California Customers Please see our notice about the California Consumer Protection Act located 
at https://www.anywhereis.re/privacypolicy

Page 2



Rev. 2/14/2025

FACTS WHAT DOES TITLE RESOURCES GUARANTY COMPANY DO WITH YOUR PERSONAL 
INFORMATION?

Why? Financial companies choose how they share your personal information.  Federal law gives 
consumers the right to limit some but not all sharing.  Federal law also requires us to tell you how 
we collect, share, and protect your personal information.  Please read this notice carefully to 
understand what we do.

What? The types of personal information we collect, and share depend on the product or service you have 
with us.  This information can include:

• Social Security number and account balances
• Payment history and credit card or other debt
• Checking account information and wire transfer instructions

When you are no longer our customer, we continue to share your information as described in this 
notice.

How? All financial companies need to share customers’ personal information to run their everyday 
business.  In the section below, we list the reasons financial companies can share their customers’ 
personal information; the reasons TITLE RESOURCES GUARANTY COMPANY chooses to 
share; and whether you can limit this sharing.

Reasons we can share your personal 
information

Does TITLE 
RESOURCES 
GUARANTY 
COMPANY 
share?

Can you limit this sharing?

For our everyday business purposes – such as to 
process your transactions, maintain your account(s), 
respond to court orders and legal investigations, or 
report to credit bureaus

Yes No

For our marketing purposes- to offer our products 
and services to you

No We don’t share

For joint marketing with other financial companies No We don’t share

For our affiliates’ everyday business purposes- 
information about your transactions and 
experiences

Yes No

For our affiliates’ everyday business purposes- 
information about your creditworthiness

No We don’t share

For our affiliates to market to you No We don’t share

For nonaffiliates to market to you No We don’t share

Questions? Go to https://www.trguw.com/privacypolicy

https://www.trguw.com/privacypolicy


Page 2
Who we are

Who is providing this notice? TITLE RESOURCES GUARANTY COMPANY

What we do

How does TITLE RESOURCES 
GUARANTY COMPANY protect 
my personal information?

To protect your personal information from unauthorized access and use, we use 
security measures that comply with federal law.  These measures include computer 
safeguards and secured files and buildings.

How does TITLE RESOURCES 
GUARANTY COMPANY collect 
my personal information?

We collect your personal information, for example, when you
• Apply for insurance or pay insurance premiums
• Provide your mortgage information or show your driver’s license
Give us your contact information

We also collect your personal information from others, such as credit bureaus, 
affiliates, or other companies.

Why can’t I limit all sharing? Federal law gives you the right to limit only
• Sharing for affiliates’ everyday business purposes –information about your 

creditworthiness
• Affiliates from using your information to market to you
• Sharing for nonaffiliates to market to you

State laws and individual companies may give you additional rights to limit 
sharing. 

Definitions

Affiliates Companies related by common ownership or control. They can be financial and 
nonfinancial companies.

• Our affiliates include companies that are owned in whole or in part by 
Anywhere Real Estate, Inc. (www.anywhere.re); Anywhere Integrated 
Services, LLC (www.anywhereis.re); HomeServices of America, Inc. 
(www.homeservices.com); Lennar Corporation (www.lennar.com); and 
OpenDoor Technologies Inc.(www.opendoor.com) 

Nonaffiliates Companies not related by common ownership or control. They can be financial and 
nonfinancial companies.

• TITLE RESOURCES GUARANTY COMPANY does not share with 
nonaffiliates so they can market to you.

Joint Marketing A formal agreement between nonaffiliated financial companies that together 
market financial products or service to you.

• TITLE RESOURCES GUARANTY COMPANY does not share with 
nonaffiliated financial companies for joint marketing purposes.

Other Important Information

For European Union Customers

For our California Customers

Please see our Privacy Policy located at   https://www.trguw.com/privacypolicy

Please see our notice about the California Consumer Protection Act located at   
https://www.trguw.com/privacypolicy

http://www.anywhere.re/
http://www.anywhereis.re/
http://www.homeservices.com/
http://www.lennar.com/
http://www.opendoor.com/
https://www.trguw.com/privacypolicy
https://www.trguw.com/privacypolicy
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COMMITMENT FOR TITLE INSURANCE
Issued by

TITLE RESOURCES GUARANTY COMPANY

Issuing Office: TitleOne
ALTA® Universal ID: 1065022
Commitment Number: 25552235

SCHEDULE A

1. Commitment Date: May 13, 2025 at 07:30 AM

2. Policy or Policies to be issued:

X ALTA Owners Policy (7/1/21) Standard Coverage Policy Amount: $0.00
Proposed Insured: Premium: 

Tax:
$0.00 

Purchaser with contractual rights under a purchaser agreement with the vested owner identified at Item 4 below.
Endorsements: None Requested Charge: $0.00

X ALTA Loan Policy (7/1/21) Policy Amount:
Proposed Insured: Premium: 

Tax:
$0.00 

TBD
Endorsements: Charge: $0.00

3. The estate or interest in the Land at the Commitment Date is:
Fee Simple

4. The Title is, at the Commitment Date, vested in:
Richland 132 LLC, a Washington limited liability company 

5. The Land described as follows:
See Attached Schedule C

Title Resources Guaranty Company
TitleOne

By:

Melissa Sanders, Authorized Signatory
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SCHEDULE B, PART I
Requirements

All of the following Requirements must be met:

1. The Proposed Insured must notify the Company in writing of the name of any party not referred to in this Commitment who will obtain an interest in 
the Land or who will make a loan on the Land. The Company may then make additional Requirements or Exceptions.

2. Pay the agreed amount for the estate or interest to be insured.

3. Pay the premiums, fees, and charges for the Policy to the Company.

4. Documents satisfactory to the Company that convey the Title or create the Mortgage to be insured, or both, must be properly authorized, 
executed, delivered, and recorded in the Public Records.

5. Instruments creating the estate or interest or mortgage to be insured must be properly executed, delivered and duly filed of record.  

Pursuant to RCW's 65.04.45 & 65.04.47, the first page of each document must have a 3-inch top margin and a 1-inch side and bottom margins.  All 
succeeding pages must have a 1-inch margin on all sides of each page.  No writing, including notary stamp is allowed within said 
margins.  Documents not conforming to these requirements may be recorded for an additional recording fee of $51.00, per document or may result in 
a rejection by the recording department, pursuant to RCW 65.04.

The standard per page recording charge is $303.50, for the first page and $1.00, for each additional page including the cover sheets for all transfer 
deeds.  A $304.50, recording fee is for the first page for all Deeds of Trust and $1.00, for each additional page.

Reference should be made to the County Auditor for a complete list of recording fees and requirements.

6. The map attached, if any, may or may not be a survey of the land depicted hereon. TitleOne expressly disclaims any liability for loss or damage 
which may result from reliance on this map except to the extent coverage for such loss or damage is expressly provided by the terms and provisions 
of the title insurance policy, if any, to which this map is attached.

7. NOTE: According to the available records, the purported address of the land referenced herein is:

2725 Steptoe St, Richland, WA 99352 and 2710 Bellerive Drive, Richland, WA 99352

8. The description can be abbreviated as suggested below if necessary to meet standardization requirements. The full text of the description must 
appear in the document(s) to be insured.
Abbreviated Legal:  Tract 1, Clearwater Creek Phase 1 and Lot 9, Clearwater Creek Phase 3

9. NOTE: If a Deed of Trust is contemplated as a part of this transaction, the correct name to be entered as the Trustee is: TitleOne

10. If the Company is requested to delete any exception from any forthcoming policy issued in connection with this commitment, the Company 
requires satisfactory evidence that the corresponding matter has been reconveyed, satisfied, or otherwise terminated.

11. The Company will require delivery and approval of a Commercial Owner’s Affidavit. The Company may make additional requirements and 
exceptions upon disclosure of the same.



File Number:   25552235

This page is only a part of a 2021 ALTA® Commitment for Title Insurance issued by Title Resources Guaranty Company. This Commitment is not valid 
without the Notice; the Commitment to Issue Policy; the Commitment Conditions; Schedule A; Schedule B, Part I—Requirements; and Schedule B, Part 
II—Exceptions; and a counter-signature by the Company or its issuing agent that may be in electronic form.

American Land Title Association Commitment for Title Insurance 2021 v. 01.00 (07-01-2021) 
Copyright 2021 American Land Title Association. All rights reserved.
The use of this Form (or any derivative thereof) is restricted to ALTA licensees and ALTA members in good standing as of the date of 
use. All other uses are prohibited. Reprinted under license from the American Land Title Association.

12. The Company requires for its review satisfactory copy of the Articles of Organization, the Operating Agreement and the regulations of the limited 
liability company, any amendment thereof, a certificate of good standing, and satisfactory evidence of authority of the officers, managers, or 
members to execute the documents on behalf of Richland 132, LLC. The Company may make additional requirements or exceptions upon disclosure 
of the same.

13. NOTE: We find no conveyance documents appearing in the public records having been recorded within the last 24 months affecting the real 
estate under search.

14. NOTE: No existing deed of trust or mortgage appears of record. If this information is in error, please notify your title or escrow officer with 
information concerning any existing loans.

15. For each policy to be issued as identified in Schedule A, Item 2, the Company shall not be liable under this commitment until it receives a 
designation of a Proposed Insured, acceptable to the Company. As provided in Commitment Condition 4, the Company may amend this commitment 
to add, among other things, additional exceptions or requirements after the designation of the Proposed Insured.

16. The Company reserves the right to add additional requirements and/or exceptions upon receipt of the details of the forthcoming transaction.
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SCHEDULE B, PART II
Exceptions

Some historical land records contain Discriminatory Covenants that are illegal and unenforceable by law. This Commitment and the Policy 
treat any Discriminatory Covenant in a document referenced in Schedule B as if each Discriminatory Covenant is redacted, repudiated, 
removed, and not republished or recirculated. Only the remaining provisions of the document will be excepted from coverage.

The Policy will not insure against loss or damage resulting from the terms and conditions of any lease or easement identified in Schedule A, and will 
include the following Exceptions unless cleared to the satisfaction of the Company:

1. Any defect, lien, encumbrance, adverse claim, or other matter that appears for the first time in the Public Records or is created, attaches, or is 
disclosed between the Commitment Date and the date on which all of the Schedule B, Part I—Requirements are met.

2. Rights or claims of parties in possession not shown by the Public Records.

3. Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title that would be disclosed by an accurate and 
complete land survey of the Land, and that is not shown by the Public Records.

4. Easements, or claims of easements, not shown by the Public Records.

5. Any lien, or right to a lien, for services, labor, equipment, or materials heretofore or hereafter furnished, imposed by law and not shown by the 
Public Records.

6. Taxes or special assessments which are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on 
real property or by the Public Records. Proceedings by a public agency which may result in taxes or assessments, or notices to such proceedings 
whether or not shown by the records of such agency, or by the Public Records.

7. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) water rights, claims to title 
to water, whether or not the matters excepted under (a), (b), or (c) are shown by the Public Records.

8. Indian tribal codes or regulations, Indian treaty or aboriginal rights, including easements or equitable servitudes.

9. Any service, installation, connection, maintenance, tap, capacity or construction charges for sewer, water, electricity, natural gas or other utilities, 
or garbage collection and disposal.

10. Liability to future assessments levied by the Kennewick Irrigation District, if any.

11. Reservations and exceptions in a United States Patent, and in the act authorizing the issuance thereof, recorded January 18, 1896 as Recording 
No. 589, records of Benton County, Washington.

12. Reservations and exceptions in a United States Patent, and in the act authorizing the issuance thereof, recorded February 11, 1896 as 
Recording No. 3751, records of Benton County, Washington.

13. An easement, including the terms and conditions thereof, for the purposes shown below and rights incidental thereto as set forth in Easement.
Granted to: Benton County Public Utility District No. 1, a municipal corporation of the State of Washington
Purpose: electric power transmission line, with the necessary fixtures and appurtenances
Recorded: April 26, 1978
Volume/Page:  348/1041
Recording No.: 757041, records of Benton County, Washington.

The effect, if any, of a/an Quit Claim Deed, abandoning a portion of said easement.
Recorded: June 5, 2014
Recording No.: 2014-013303, records of Benton County, Washington.

https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=0335e2bf-6955-43fc-94e5-21a62590fa2c
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=c6005e9a-a5c3-4b54-acb2-e49f9658714c
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=d296e4cd-8494-4bb5-bab3-29535b1eb998
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=71c608b2-cfef-45e3-99db-6c9f608348ae
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14. An easement, including the terms and conditions thereof, for the purposes shown below and rights incidental thereto as set forth in Sidewalk, 
Utility and Landscape Easement.
Granted to: City of Kennewick
Purpose: construction, operation and maintenance of sidewalk, utilities, and landscape easement
Recorded: October 3, 2008
Recording No.: 2008-028963, records of Benton County, Washington.

15. An easement, including the terms and conditions thereof, for the purposes shown below and rights incidental thereto as set forth in Slope and 
Drainage Easement.
Granted to: City of Kennewick
Purpose: construct, improve, repair and maintain slopes and drainage
Recorded: October 3, 2008
Recording No.: 2008-028964, records of Benton County, Washington.

16. An easement, including the terms and conditions thereof, for the purposes shown below and rights incidental thereto as set forth in Permanent 
Sidewalk and Utility Easement.
Granted to: City of Kennewick
Purpose: sidewalks and utilities
Recorded: February 3, 2012
Recording No.: 2012-003446, records of Benton County, Washington.

17. An easement, including the terms and conditions thereof, for the purposes shown below and rights incidental thereto as set forth in Temporary 
Construction Easement.
Granted to: City of Kennewick
Purpose: construct cuts and/or fills for slopes occasioned by the original grading and reestablishment of grades for street purposes
Recorded: February 3, 2012
Recording No.: 2012-003452, records of Benton County, Washington.

18. An easement, including the terms and conditions thereof, for the purposes shown below and rights incidental thereto as set forth in Permanent 
Sidewalk and Utility Easement.
Granted to: City of Kennewick
Purpose: sidewalks and utilities
Recorded: February 24, 2012
Recording No.: 2012-005408, records of Benton County, Washington.

19. Terms and conditions contained in a/an Requirement of Notice.
Recorded: April 22, 2014
Recording No.: 2014-009167, records of Benton County, Washington.

20. All matters, and any rights, easements, interests or claims as disclosed by Record Survey No. 4516 recorded July 29, 2014 in Volume 1 of 
Surveys at Page 4516, as Recording No. 2014-018415, records of Benton County, Washington.

21. All matters, and any rights, easements, interests or claims as disclosed by Record Survey No. 4525 recorded September 17, 2014 in Volume 1 
of Surveys at Page 4525, as Recording No. 2014-023317, records of Benton County, Washington.

22. Easements, reservations, restrictions, and dedications as shown on the official plat of Clearwater Creek Phase 1.

https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=d206fd3c-ba84-406a-a458-cee97d3cc75f
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=48893c58-2cf7-443f-b0df-044e2251b1a4
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=1c28a83e-0c01-4b47-a079-a5a42a488424
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=46a6b0cc-d068-4643-8fbb-75bc4f3b0999
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=e67d0230-c51c-40e3-953b-b0cb80af7f48
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=cb0461f3-1ae7-462f-9cf3-48484c9d523b
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=80f1bb37-f71f-4ad2-b663-e8797c3c0eb0
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=6b7e8e19-195d-40d3-8641-ebb423b7bbc9
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=675eb63b-9754-46b1-b16e-8747339cb9ae
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23. An easement, including the terms and conditions thereof, for the purposes shown below and rights incidental thereto as set forth in Public Street 
& Utility Easements.
Granted to: City of Richland
Purpose: constructing, installing, maintaining, repairing, and operating a public street and utility easement
Recorded: June 5, 2015
Recording No.: 2015-015886, records of Benton County, Washington.

24. An easement, including the terms and conditions thereof, for the purposes shown below and rights incidental thereto as set forth in Public Street 
Right-of-Way Easement.
Granted to: City of Richland
Purpose: construct, operate and maintain a public street and utility system facilities
Recorded: June 5, 2015
Recording No.: 2015-015887, records of Benton County, Washington.

25. An easement, including the terms and conditions thereof, for the purposes shown below and rights incidental thereto as set forth in Temporary 
turnaround Easements.
Granted to: City of Richland
Purpose: constructing, installing, maintaining, repairing, and operating a temporary turnaround easement
Recorded: June 5, 2015
Recording No.: 2015-015888, records of Benton County, Washington.

26. All matters, and any rights, easements, interests or claims as disclosed by Record Survey No. 4628 recorded June 25, 2015 in Volume 1 of 
Survey at Page 4628, as Recording No. 2015-018105, records of Benton County, Washington.

27. Terms, provisions, covenants, conditions, restrictions and easements provided in a Declaration of Covenants, Conditions and Restrictions, but 
omitting any covenants, conditions or restrictions, if any, to the extent that such violates 42 USC 3604 (c) or any other ordinance, statute or 
regulation.
Recorded: July 13, 2015
Recording No.: 2015-020148, records of Benton County, Washington.

Amendments, supplements, annexations or modifications of said Covenants, Conditions, and Restrictions.
Recorded: September 6, 2016
Recording No.: 2016-026675, records of Benton County, Washington.

Amendments, supplements, annexations or modifications of said Covenants, Conditions, and Restrictions.
Recorded: December 20, 2016
Recording No.: 2016-038624, records of Benton County, Washington.

Amendments, supplements, annexations or modifications of said Covenants, Conditions, and Restrictions.
Recorded: July 7, 2017
Recording No.: 2017-018687, records of Benton County, Washington.

Amendments, supplements, annexations or modifications of said Covenants, Conditions, and Restrictions.
Recorded: July 13, 2018
Recording No.: 2018-020558, records of Benton County, Washington.

Amendments, supplements, annexations or modifications of said Covenants, Conditions, and Restrictions.
Recorded: October 25, 2018
Recording No.: 2018-031761, records of Benton County, Washington.

https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=b94b152d-6d71-4fa7-8f12-4d553e28dd16
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=8b168364-e28a-40fd-84e4-ca6071dcb38d
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=e4aff688-0ae4-4fe0-b74c-66efa3cb6b44
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=9940e76b-72d5-422c-b200-bb9e6afe829a
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=1efb15d0-339f-48bb-bd81-e91d7facc13e
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=f30a161f-fadc-4a2d-ab67-32c9429e4042
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=ca82211e-3c7a-438e-8e74-3338946cb12a
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=04ada95c-ac26-451c-8d8b-85fe3527eb42
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=0206f8fa-87df-4cd8-a751-a16006caf27c
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=9b79d6f9-a8ba-4ab3-8207-912b86680840
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Amendments, supplements, annexations or modifications of said Covenants, Conditions, and Restrictions.
Recorded: August 13, 2019
Recording No.: 2019-023232, records of Benton County, Washington.

Amendments, supplements, annexations or modifications of said Covenants, Conditions, and Restrictions.
Recorded: November 20, 2019
Recording No.: 2019-036562, records of Benton County, Washington.

Amendments, supplements, annexations or modifications of said Covenants, Conditions, and Restrictions.
Recorded: May 14, 2020
Recording No.: 2020-016229, records of Benton County, Washington.

Amendments, supplements, annexations or modifications of said Covenants, Conditions, and Restrictions.
Recorded: February 22, 2021
Recording No.: 2021-008767, records of Benton County, Washington.

28. Terms and conditions contained in a/an Bylaws of Clearwater Creek Homeowners Association.
Recorded: July 13, 2015
Recording No.: 2015-020149, records of Benton County, Washington.

29. Easements, reservations, restrictions, and dedications as shown on the official plat of Clearwater Creek Phase 3.

30. Terms and conditions contained in a/an South Richland Collector Street Latecomer Agreement by and between City of Richland, a municipal 
corporation and Richland 132, LLC, an Oregon limited liability corporation.
Recorded: January 3, 2019
Recording No.: 2019-000201, records of Benton County, Washington.

31. Liens, levies, and assessments of the Clearwater Creek Homeowners Association, if any.

32. The Land described herein is located within the boundaries of Kennewick Irrigation District and is subject to any assessments levied thereby and 
any easements.

33. Last half general taxes for 2025. Said taxes are a lien which are due and payable, but which will not become delinquent until November 1, 2025.
First Half Amount Paid: $257.72
Second Half Amount Billed: $257.66
Full Year Amount: $515.38
Assessed Value: $60,000.00
Parcel Number: 1-0188-102-0001-000
Affects:  Parcel A

34. Last half general taxes for 2025. Said taxes are a lien which are due and payable, but which will not become delinquent until November 1, 2025.
First Half Amount Paid: $1,698.59
Second Half Amount Billed: $1,698.54
Full Year Amount: $3,397.13
Assessed Value: $408,600.00
Parcel Number: 1-0188-103-0000-009
Affects:  Parcel B

https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=ba6dd0ad-d29c-4f33-86b7-4a3282a4e353
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=664f20dd-ab83-4cc3-bfb6-89e905289654
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=d063e328-8c6b-4aa0-b834-a2f4d01a70fb
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=fc979c33-0587-42d6-a84b-705d80719dd2
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=dd52e344-a30b-41b1-bb6d-4fc27bdb7611
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=7df9bbd6-76e0-46c4-a2bd-47675ace6946
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=e3cf8e3d-86bf-4e70-aeb4-2de7c8ba0fc1
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=d25a2748-e146-4c73-bf3e-8e05c7932627
https://vip.titleonecorp.com/DownloadDocument.aspx?DocGUID=36710f4d-f48f-457f-bc14-8905fe9de8df
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35. Payment of the real estate excise tax, if required.

The Land is situated within the boundaries of local taxing authority of City of Richland.

The rate of real estate excise tax for properties which are not formally classified and specially valued as timberland or agricultural land is:

State portion:     1.10% on any portion of the sales price of $525,000 or less;
                           1.28% on any portion of the sales price above $525,001, up to $1,525,000;
                           2.75% on any portion of the sales price above $1,525,001, up to $3,025,000;
                           3.00% on any portion of the sales price above $3,025,001;

The rate of excise for properties formally classified as timberland or agriculture land will be 1.28% for the State portion on the entire sales price.

Local portion:     0.50% on the entire sales price.

An additional $5.00 State Technology Fee must be included in all excise tax payments.

If the transaction is exempt, an additional $5.00 Affidavit Processing Fee is required.

Any conveyance document must be accompanied by the official Washington State Excise Tax Affidavit, which can be found online HERE 
https://dor.wa.gov/get-form-or-publication/forms-subject/real-estate-excise-tax The applicable excise tax must be paid and the affidavit approved at 
the time of the recording of the conveyance documents. (NOTE: Real Estate Excise Tax Affidavits must be printed as legal size forms).

(End of Exceptions)

https://dor.wa.gov/get-form-or-publication/forms-subject/real-estate-excise-tax
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SCHEDULE C

Legal Description:

PARCEL A:  

Tract 1, Clearwater Creek Phase 1, according to the Plat thereof, recorded May 8, 2015, in Volume 15 of Plats, at Page 510, under Auditor's File No. 
2015-012809, records of Benton County, State of Washington.

Situated in the City of Richland, County of Benton, State of Washington

PARCEL B:

Lot 9, Clearwater Creek Phase 3, according to the Plat thereof, recorded December 13, 2016, in Volume 15 of Plats, at Page 549, under Auditor's 
File No. 2016-037862, records of Benton County, State of Washington.

Situated in the City of Richland, County of Benton, State of Washington
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File No. PLN-T1-2025-00247 

CITY OF RICHLAND 
Determination of Non-Significance 

Description of Proposal:   The proposal consists of a preliminary plat subdividing 
approximately 10.43 acres into 70 single-family lots. 

Proponent: Brian Thoreson 
Hayden Homes 
2464 SW Glacier Pl Ste 110 
Redmond, OR 97756  

Location of Proposal: The property is located at 2725 Steptoe Street which is the 
Southwest corner of the Center Parkway and Steptoe Street 
intersection. The property is located within the NE ¼ of Sec. 1, 
T.8N, R.28E, W.M

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:  July 8, 2025 

Signature______________________________ 

Exhibit 3

http://www.ci.richland.wa.us/
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SEPA ENVIRONMENTAL CHECKLIST 

Purpose of checklist: 

Governmental agencies use this checklist to help determine whether the environmental impacts of your 
proposal are significant. This information is also helpful to determine if available avoidance, minimization, 
or compensatory mitigation measures will address the probable significant impacts or if an environmental 
impact statement will be prepared to further analyze the proposal. 

Instructions for applicants: 

This environmental checklist asks you to describe some basic information about your proposal. Please 
answer each question accurately and carefully, to the best of your knowledge.  You may need to consult 
with an agency specialist or private consultant for some questions.  You may use “not applicable” or 
"does not apply" only when you can explain why it does not apply and not when the answer is unknown.  
You may also attach or incorporate by reference additional studies reports.  Complete and accurate 
answers to these questions often avoid delays with the SEPA process as well as later in the decision-
making process. 

The checklist questions apply to all parts of your proposal, even if you plan to do them over a period of 
time or on different parcels of land.  Attach any additional information that will help describe your proposal 
or its environmental effects.  The agency to which you submit this checklist may ask you to explain your 
answers or provide additional information reasonably related to determining if there may be significant 
adverse impact. 

Instructions for Lead Agencies: 
Please adjust the format of this template as needed.  Additional information may be necessary to 
evaluate the existing environment, all interrelated aspects of the proposal and an analysis of adverse 
impacts.  The checklist is considered the first but not necessarily the only source of information needed to 
make an adequate threshold determination.  Once a threshold determination is made, the lead agency is 
responsible for the completeness and accuracy of the checklist and other supporting documents. 

Use of checklist for nonproject proposals: 

For nonproject proposals (such as ordinances, regulations, plans and programs), complete the applicable 
parts of sections A and B plus the SUPPLEMENTAL SHEET FOR NONPROJECT ACTIONS (part D).  Please 
completely answer all questions that apply and note that the words "project," "applicant," and "property or 
site" should be read as "proposal," "proponent," and "affected geographic area," respectively. The lead 
agency may exclude (for non-projects) questions in Part B - Environmental Elements –that do not 
contribute meaningfully to the analysis of the proposal. 

A. Background  [HELP]

1. Name of proposed project, if applicable: Villages at Clearwater Creek

2. Name of applicant: Richland 132, LLC

https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/Checklist-guidance
https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-A-Background


SEPA Environmental checklist (WAC 197-11-960) July 2016 Page 2 of 15 

3. Address and phone number of applicant and contact person: 2464 SW Glacier Pl. Suite 110,

Redmond, OR. 97756. (509) 492-0153 Brian Thoreson, bthoreson@hayden-homes.com 

4. Date checklist prepared: May 14, 2025.

5. Agency requesting checklist: City of Richland.

6. Proposed timing or schedule (including phasing, if applicable): Preliminary plat submittal –
May / June 2025, Construction – Late Winter / Early Spring 2026, Project Completion Fall /
Winter 2026

7. Do you have any plans for future additions, expansion, or further activity related to or
connected with this proposal?  If yes, explain. No further expansion is anticipated for this
property.

8. List any environmental information you know about that has been prepared, or will be

prepared, directly related to this proposal. A Phase 1 Environmental Site Assessment was 

prepared for the Clearwater Creek property in May 2016, which included the proposed lot 9 as 

well as all of Clearwater Creek.  A SEPA checklist will be prepared directly for this application.  

9. Do you know whether applications are pending for governmental approvals of other
proposals directly affecting the property covered by your proposal?  If yes, explain. None are
that are known.

10. List any government approvals or permits that will be needed for your proposal, if known.
Preliminary plat approval, construction drawing approval, grading and right of way permit will be
required.

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

The proposal consists of a preliminary plat subdividing approximately 10.43 acres into 
70 single-family lots.     7.78 acres (net land area) and reduced to 63 proposed lots.

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

The property is located at 2725 Steptoe Street which is the Southwest corner of the Center 
Parkway and Steptoe Street intersection. The property is located within the NE ¼ of Sec. 1, 
T.8N, R.28E, W.M.
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B.  Environmental Elements  [HELP] 
 
 

1.  Earth  [help] 
 
a.  General description of the site: The site is generally flat, with slopes not exceeding 2.5:1 

around the perimeter of the property. There is one grade break that runs through the middle 
of the property with slopes not exceeding 2.5:1.  

 
(circle one):  Flat, rolling, hilly, steep slopes, mountainous, other _ Slope along property 

boundaries.  
 
 
 
b.  What is the steepest slope on the site (approximate percent slope)? 40% 
 

 

c.  What general types of soils are found on the site (for example, clay, sand, gravel, peat,  
muck)?  If you know the classification of agricultural soils, specify them, and note any 
agricultural land of long-term commercial significance and whether the proposal results in 
removing any of these soils. The soil classifications found onsite are generally silty sand, 
including some poorly graded sand with gravel. The National Resource Conservation Service 
identifies onsite soils as Esquatzel fine sandy loam, and Hezel loamy fine sand. The 
proposed site does not contain soils that result in agricultural land of long-term significance. 
To the applicant’s knowledge, the site has never been used for agricultural services.   

 

d.  Are there surface indications or history of unstable soils in the immediate vicinity?  If so,  
describe.  
No surface indications of unstable soils are visible or have been found. GN Northern 
completed a geotechnical report for the proposal area dated 8/25/2020. 

 

e.  Describe the purpose, type, total area, and approximate quantities and total affected area of 
any filling, excavation, and grading proposed. Indicate source of fill. Grading activities will be 
limited due to previous grading permits from 2016 and 2020, Total area of disturbance will be 
less than 10.43 acres.  

 

f.  Could erosion occur as a result of clearing, construction, or use?  If so, generally describe. 
Minor erosion could occur as a result of clearing and construction. Prudent dust control and 
grading procedures such as watering will be used to minimize erosion. An approved erosion 
control plan will be implemented during ongoing construction activities. Best Management 
Practices (BMP’s) will be in place such as, but not limited to, silt fence, construction entrance, 
and inlet protection to eliminate or reduce potential erosion. 

 

g.  About what percent of the site will be covered with impervious surfaces after project  
construction (for example, asphalt or buildings)? Approximately 40%-45% of the site would be 
covered with impervious surfaces after project completion.  

 

h.  Proposed measures to reduce or control erosion, or other impacts to the earth, if any: During 
construction, an erosion and sediment control plan will be included with the final approved 
engineering plans. Proposed measures will be, but not limited to, silt fencing, inlet protection, 
and construction entrance(s).  

 

 

https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements
https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-Earth
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2. Air  [help] 
 
a.  What types of emissions to the air would result from the proposal during construction, 

operation, and maintenance when the project is completed? If any, generally describe and 
give approximate quantities if known. During construction, there will be noise and exhaust 
from construction equipment as well as dust.  

 

b.  Are there any off-site sources of emissions or odor that may affect your proposal?  If so,  
generally describe. No off-site emissions are known at this time that will affect this proposal.  

 

c.  Proposed measures to reduce or control emissions or other impacts to air, if any: During 
construction, emissions will be limited to working hours per City of Richland Municipal 
Code and dust will be controlled by a person operated watering device.  

  

  

3.  Water  [help] 
 
a.  Surface Water: [help] 
 

1) Is there any surface water body on or in the immediate vicinity of the site (including 
year-round and seasonal streams, saltwater, lakes, ponds, wetlands)?  If yes, describe 
type and provide names.  If appropriate, state what stream or river it flows into. The Amon 
Wasteway is approximately 200 feet west of the western property boundary of lot 9.  
 

 

 

2) Will the project require any work over, in, or adjacent to (within 200 feet) the described 
waters?  If yes, please describe and attach available plans. No work will be required 
within 200 feet of the Amon Wasteway. All work will be approximately 300 feet or further 
away from the Amon Wasteway.  

 

 

3) Estimate the amount of fill and dredge material that would be placed in or removed 
from surface water or wetlands and indicate the area of the site that would be affected.  
Indicate the source of fill material. There is no fill or dredge material that will be placed or 
removed as part of this application.  

 

 

 

4) Will the proposal require surface water withdrawals or diversions?  Give general  
description, purpose, and approximate quantities if known. The proposal will not require 
surface water withdrawals or diversions.  

 

 
5) Does the proposal lie within a 100-year floodplain?  If so, note location on the site plan. 

The proposal does not lie within a 100-year floodplain.  

 

 

 

https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-Air
https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-3-Water
https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-3-Water/Environmental-elements-Surface-water
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6) Does the proposal involve any discharges of waste materials to surface waters?  If so,  
describe the type of waste and anticipated volume of discharge. The proposal does not 
involve any discharges of waste materials to surface waters.  

 

 

 

b.  Ground Water: [help] 
 

1) Will groundwater be withdrawn from a well for drinking water or other purposes? If so, 
give a general description of the well, proposed uses and approximate quantities 
withdrawn from the well. Will water be discharged to groundwater? Give general 
description, purpose, and approximate quantities if known. No groundwater will be 
withdrawn for drinking water or other purposes. The project will be served with water 
provided by the City of Richland.  

 

 

 

2) Describe waste material that will be discharged into the ground from septic tanks or  
other sources, if any (for example:  Domestic sewage; industrial, containing the 
following chemicals. . .; agricultural; etc.).  Describe the general size of the system, the 
number of such systems, the number of houses to be served (if applicable), or the 
number of animals or humans the system(s) are expected to serve. No waste material will 
be discharged into the ground or groundwater. The proposed site will be served by the 
extension of the City of Richland’s municipal sewer system.  

 

 

  

c.  Water runoff (including stormwater): 
 

1)  Describe the source of runoff (including storm water) and method of collection 
and disposal, if any (include quantities, if known).  Where will this water flow?   
Will this water flow into other waters?  If so, describe. Stormwater runoff from roadways, 
roofs, and impervious parking areas will be directed and collected within an approved 
onsite storm management system in accordance with the City of Richland standards. 
There will be no off-site discharge of stormwater.  

 

 

2) Could waste materials enter ground or surface waters?  If so, generally describe. It is not 
anticipated that waste materials will enter ground or surface waters. The onsite storm 
management system will be designed by a licensed professional engineer in strict 
conformance with the Eastern Stormwater Manual and the City of Richland.  

 
 
 
3) Does the proposal alter or otherwise affect drainage patterns in the vicinity of the site? If 

so, describe. The proposal does not seek to alter or affect the drainage patterns within 
the vicinity.  

 

 

d. Proposed measures to reduce or control surface, ground, and runoff water, and drainage 

https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-3-Water/Environmental-elements-Groundwater
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pattern impacts, if any: The stormwater disposal methods will be in compliance with the Eastern 

Stormwater Manual and the City of Richland. The roadway and associated infrastructure will be 

designed by a licensed professional engineer and will be approved by the City of Richland.  

 

 

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

 

____deciduous tree:  alder, maple, aspen, other 

____evergreen tree:  fir, cedar, pine, other 
____shrubs 

____grass 

____pasture 

____crop or grain 

____ Orchards, vineyards, or other permanent crops. 
____ wet soil plants:  cattail, buttercup, bullrush, skunk cabbage, other 

____water plants:  water lily, eelgrass, milfoil, other 

___X_other types of vegetation - Weeds 

 
 
b.  What kind and amount of vegetation will be removed or altered? The site is bare with some 

weeds.  
 

 

c.  List threatened and endangered species known to be on or near the site. No threatened or 
endangered species are known to be on the site. However, the property is surrounded 
by shrub-steppe outside of the application boundaries.  

 

 

d.  Proposed landscaping, use of native plants, or other measures to preserve or enhance 
 vegetation on the site, if any: Landscaping will be consistent with residential homes and will 
consist of turf grasses, shrubs, and trees.  

 

 

e.  List all noxious weeds and invasive species known to be on or near the site. Tumble weeds 

are known to be prevalent in the area.  

 
 
 

5.  Animals  [help] 
 
a.  List any birds and other animals which have been observed on or near the site or are known 

to be on or near the site.                                                                                   
 

Examples include:   
 
 birds:  hawk, heron, eagle, songbirds, other:         
 mammals:  deer, bear, elk, beaver, other: Rabbits, coyotes         
 fish:  bass, salmon, trout, herring, shellfish, other ________ 

https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-4-Plants
https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-5-Animals
https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/Checklist-guidancel#5. Animals
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b. List any threatened and endangered species known to be on or near the site. None to the 
applicant’s knowledge. 

 

 

c. Is the site part of a migration route?  If so, explain. Not to the applicant’s knowledge.  

 

 

d. Proposed measures to preserve or enhance wildlife, if any: No measures proposed at this 
time to preserve or enhance wildlife. There are several open space areas near the 
proposed site that promote wildlife.  

 

  

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

knowledge.  

 

 

6.  Energy and Natural Resources  [help] 
 
a.  What kinds of energy (electric, natural gas, oil, wood stove, solar) will be used to meet 

the completed project's energy needs?  Describe whether it will be used for heating,  
manufacturing, etc. The completed project will utilize electrical service to fulfill its energy 
needs and will also use electrical service to heat residential unit.  

 

 

b.  Would your project affect the potential use of solar energy by adjacent properties?  
If so, generally describe.  No. 

 

 

c.  What kinds of energy conservation features are included in the plans of this proposal? 
 List other proposed measures to reduce or control energy impacts, if any:  The proposed 
homes will be constructed in accordance with all applicable building codes as recognized by 
the City of Richland.  

 

 

7.  Environmental Health   [help] 
 
a.  Are there any environmental health hazards, including exposure to toxic chemicals, risk 

of fire and explosion, spill, or hazardous waste, that could occur as a result of this proposal?  
If so, describe. No, the project proposal when complete would not present any environmental 
health risks and would be consistent with adjacent single-family residential housing in the 
immediate area.  

 

1) Describe any known or possible contamination at the site from present or past uses. 

None are known to the applicant.  

 

 

2) Describe existing hazardous chemicals/conditions that might affect project development 

https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-6-Energy-natural-resou
https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-7-Environmental-health
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and design. This includes underground hazardous liquid and gas transmission pipelines 
located within the project area and in the vicinity. None are known to the applicant.  
 
 

3)  Describe any toxic or hazardous chemicals that might be stored, used, or produced 
during the project's development or construction, or at any time during the operating 
life of the project. There will be no hazardous chemicals stored at the site during 
construction. However, heavy equipment will utilize diesel fuel during construction 
activities.  
 
 

4) Describe special emergency services that might be required. The development of this 
proposal will require the use of emergency services such as fire, ambulance, and 
police.  
 
 

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

 

b.  Noise   
 

1) What types of noise exist in the area which may affect your project (for example: 
traffic, equipment, operation, other)? The project site is located along Steptoe street 
which is classified as a Principal Arterial. However, the half of the site is located below the 
elevation of Steptoe Street which will help reduce noise. Additionally, the project site is 
located adjacent to the Burlington Northern Right of Way along the project’s southern 
boundary. The tracks are approximately 200’ south of the projects south property line.   

 

2) What types and levels of noise would be created by or associated with the project on a  
short-term or a long-term basis (for example:  traffic, construction, operation, other)? Indi- 
cate what hours noise would come from the site. On a short-term basis, the project will 
create noise associated with infrastructure construction such as the use of heavy equipment. 
Short term noise will also be created using handheld equipment such as saws and nail 
guns. Hours of operation will be limited to those allowed by the City of Richland Municipal 
Code. Lastly, the proposed project will increase the traffic in the area consistent with single-
family neighborhoods on a long-term basis.  

 

3) Proposed measures to reduce or control noise impacts, if any: Construction hours will be 
limited to working hours defined by the City of Richland Municipal Code. Construction 
equipment will have noise suppression as required by law.  

 

 

8.  Land and Shoreline Use   [help] 
 
a. What is the current use of the site and adjacent properties? Will the proposal affect current 

land uses on nearby or adjacent properties? If so, describe. The site has been recently 
redesignated as R-2S to support single -family residential construction. The property to the 
east across Steptoe is commercial that includes a coffee shop, the property to the west and 
north is residential, and the property to the south is the Burlington Northern rail line. Further 
south along the Clearwater Avenue corridor, the property is designated as commercial.  

 

https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-8-Land-shoreline-use
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b. Has the project site been used as working farmlands or working forest lands? If so, describe. 
How much agricultural or forest land of long-term commercial significance will be converted to 
other uses as a result of the proposal, if any? If resource lands have not been designated, 
how many acres in farmland or forest land tax status will be converted to nonfarm or non-
forest use? To the applicant’s knowledge, the property has never been used for agricultural 
purposes, nor is the property working forest lands.  

  
 

1) Will the proposal affect or be affected by surrounding working farm or forest land normal 
business operations, such as oversize equipment access, the application of pesticides, 
tilling, and harvesting? If so, how: The proposal will not affect or be affected by 
surrounding working farmlands.  

 

 

c.  Describe any structures on the site. The site does not contain any existing structures.  

 

 

d.  Will any structures be demolished?  If so, what? No, the site does not contain any existing 
structures.  

 

 

e.  What is the current zoning classification of the site? The current zoning classification of the 
site is R-2S. 

 

 

f.  What is the current comprehensive plan designation of the site? The site has a current land 
use designation of Medium Density Residential. 

 

 

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

 

 

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

 

 

i.  Approximately how many people would reside or work in the completed project? There would 
be approximately 150-200 people residing in the proposed completed project.  

 

 

 
j.  Approximately how many people would the completed project displace? The completed 

project would not displace any people.  
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k.  Proposed measures to avoid or reduce displacement impacts, if any: No measures are 
proposed at this time to avoid or reduce displacement impacts as no one will be 
displaced as part of this proposed project.  

 

  

L. Proposed measures to ensure the proposal is compatible with existing and projected land  
uses and plans, if any: The proposed project would be an extension of the Clearwater Creek 
development and any proposed structures would be similar to what has already been 
constructed in the area.  

 

 

m. Proposed measures to reduce or control impacts to agricultural and forest lands of long-term 
commercial significance, if any:  The site is not designated as agricultural lands of long-term 
commercial significance, therefore, no measures are proposed at this time.  

 

 

9.  Housing   [help] 
 
a.  Approximately how many units would be provided, if any?  Indicate whether high, middle, or 

low-income housing. 70 single-family homesites are proposed.  

 

 

b.  Approximately how many units, if any, would be eliminated? Indicate whether high, 
middle, or low-income housing. No existing housing units will be eliminated.  

 

 

c.  Proposed measures to reduce or control housing impacts, if any: No measures to reduce or 
control housing impacts are proposed at this time. The proposed project does not 
eliminate any existing homes.  

 

 

10.  Aesthetics   [help] 
a.  What is the tallest height of any proposed structure(s), not including antennas; what is 

the principal exterior building material(s) proposed?  The tallest height of any structure will be 
limited to what is allowed per the City of Richland Municipal code. The principal exterior 
building material will consist of wood siding.  

 

 

b.  What views in the immediate vicinity would be altered or obstructed? No views will be altered 
or obstructed as part of this proposal.  

 

 

b. Proposed measures to reduce or control aesthetic impacts, if any:  No measures are being 
proposed at this time. Height of structures will be controlled by the City of Richland Municipal 
code.  
 

 

11.  Light and Glare  [help] 
 

https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-9-Housing
https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-10-Aesthetics
https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-11-Light-glare
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a.  What type of light or glare will the proposal produce?  What time of day would it mainly 
occur? The proposed project would create light from outside lighting on residential homes 
and streetlights during the evening hours.  

 

 

b.  Could light or glare from the finished project be a safety hazard or interfere with views? It 
does not appear from the applicant’s knowledge that light or glare will create a safety 
hazard or interfere with surrounding views.  

 

 

 
c.  What existing off-site sources of light or glare may affect your proposal? Streetlight glare from 

Steptoe Street, as well as headlight glare from vehicles travelling along the Steptoe and 
Center Parkway corridors could affect our proposal.  

 

 

d.  Proposed measures to reduce or control light and glare impacts, if any: All proposed lighting 
would be directed downward. Street lighting will be installed per the City of Richland 
standards.  

 
 
 

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

Claybell park is located approximately a half mile to the northwest of the proposed 
project. Also, there are many trails that have been created in the immediate area along 
with trails within the Amon Wasteway easement area that included in the Clearwater 
Creek development.  

 

 

b.  Would the proposed project displace any existing recreational uses?  If so, describe. No, the 
proposed project would not displace any existing recreational uses.  

 

 

c.  Proposed measures to reduce or control impacts on recreation, including recreation 
opportunities to be provided by the project or applicant, if any: There are no measures at this 
time to reduce or control impact to recreation. As noted above, the site does not displace any 
existing recreational uses.  

 

 

13.  Historic and cultural preservation   [help] 
 
a.  Are there any buildings, structures, or sites, located on or near the site that are over 45 years 

old listed in or eligible for listing in national, state, or local preservation registers? If so, 
specifically describe. No, there are no existing structures on or near the proposed project 
area.  

 

 

https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-12-Recreation
https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-13-Historic-cultural-p
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b.  Are there any landmarks, features, or other evidence of Indian or historic use or occupation? 
This may include human burials or old cemeteries. Are there any material evidence, artifacts, 
or areas of cultural importance on or near the site? Please list any professional studies 
conducted at the site to identify such resources. Not to the applicant’s knowledge. However, 
no professional studies have been conducted on proposed project site as of the date this 
checklist was completed.  

 

 

c.  Describe the methods used to assess the potential impacts to cultural and historic resources 
on or near the project site. Examples include consultation with tribes and the department of 
archeology and historic preservation, archaeological surveys, historic maps, GIS data, etc. 
None. 

 

 

d. Proposed measures to avoid, minimize, or compensate for loss, changes to, and disturbance 
to resources. Please include plans for the above and any permits that may be required. No 
measures are proposed at this time.  

 

 

 

14.  Transportation  [help] 
 
a.  Identify public streets and highways serving the site or affected geographic area and 

describe proposed access to the existing street system.  Show on site plans, if any. The 
proposed project site would have direct access to Steptoe Street via Center Parkway. 
Steptoe Street connects to Clearwater Avenue to the south, and Gage Boulevard to the 
north.  

 

 

b.  Is the site or affected geographic area currently served by public transit?  If so, generally 
describe.  If not, what is the approximate distance to the nearest transit stop? The nearest 
bus stop is located at Center Parkway and Deschutes Avenue approximately a half mile 
away.  

 

 

c.  How many additional parking spaces would the completed project or non-project proposal 
have?  How many would the project or proposal eliminate? Residents of the proposed project 
would have access to on-street parking as well as onsite (driveway and garage) parking at 
each individual homesite.  

 

 

d.  Will the proposal require any new or improvements to existing roads, streets, pedestrian, 
bicycle, or state transportation facilities, not including driveways? If so, generally describe 
(indicate whether public or private). It is not anticipated that the proposed project would 
require new improvements of existing roads or streets. A trip generation memorandum was 
provided as part of the proposal and dated. February 18, 2021.  

 

  

e.  Will the project or proposal use (or occur in the immediate vicinity of) water, rail, or air 
transportation?  If so, generally describe. No. 

https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-14-Transportation
https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/Checklist-guidance#14. Transportation
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f.  How many vehicular trips per day would be generated by the completed project or proposal? 
If known, indicate when peak volumes would occur and what percentage of the volume would 
be trucks (such as commercial and non-passenger vehicles). What data or transportation 
models were used to make these estimates? Per the traffic memorandum written by 
Charbonneau Engineering dated February 18, 2021, the projected vehicle trips per day for 
the proposed project will 670, with 53 AM peak hour trips and 70 PM peak hour trips.  

 

 

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

 
 
h. Proposed measures to reduce or control transportation impacts, if any: Roads within the 

proposed project would be constructed per the City of Richland design and construction 
standards.  

 

 

15.  Public Services  [help] 
 
a.  Would the project result in an increased need for public services (for example: fire protection, 

police protection, public transit, health care, schools, other)?  If so, generally describe. Yes, 
the proposed project will result in the need for fire protection, police protection, schools, and 
other public service associated with housing.  

 

 

b.  Proposed measures to reduce or control direct impacts on public services, if any. No 
measures are proposed at this time to reduce or control impacts to public services.  

 

 

16.  Utilities   [help] 
 
a.   Circle utilities currently available at the site:  

electricity, natural gas, water, refuse service, telephone, sanitary sewer, septic system,  
other __irrigation _________ 

 

 

c. Describe the utilities that are proposed for the project, the utility providing the service, 
and the general construction activities on the site or in the immediate vicinity which might 
be needed. Sewer, water, electrical, and refuse service will be provided by the City of 
Richland. Irrigation will also be provided by the City of Richland, natural gas will not  be 
provided, and Telecommunications will be provided by Spectrum. All these services are 
stubbed into the proposed project boundaries.   

 
 
 
 
 

https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-15-Public-services
https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-16-Utilities
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C.  Signature   [HELP] 
 
The above answers are true and complete to the best of my knowledge.  I understand that the 
lead agency is relying on them to make its decision. 
 
 
Signature:   ___________________________________________________ 

Name of signee __________________________________________________ 

Position and Agency/Organization ____________________________________ 

Date Submitted:  _____________ 

  
 

D.  Supplemental sheet for nonproject actions  [HELP] 
 
  
(IT IS NOT NECESSARY to use this sheet for project actions) 
 
 Because these questions are very general, it may be helpful to read them in conjunction  

with the list of the elements of the environment. 
 
 When answering these questions, be aware of the extent the proposal, or the types of  

activities likely to result from the proposal, would affect the item at a greater intensity or  
at a faster rate than if the proposal were not implemented.  Respond briefly and in 
general terms. 

 
 
1.  How would the proposal be likely to increase discharge to water; emissions to air; pro- 

duction, storage, or release of toxic or hazardous substances; or production of noise? 

 

 

 Proposed measures to avoid or reduce such increases are: 

 

 

2.  How would the proposal be likely to affect plants, animals, fish, or marine life? 

 

 

 

 Proposed measures to protect or conserve plants, animals, fish, or marine life are: 

 

 

 

3.   How would the proposal be likely to deplete energy or natural resources? 

 

 

 Proposed measures to protect or conserve energy and natural resources are: 
 

 

 

Brian Thoreson

Senior Land Dev. Mgr. / Hayden Homes

5/27/2025

https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-C-Signature
https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-D-Non-project-actions
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4.  How would the proposal be likely to use or affect environmentally sensitive areas or  
areas designated (or eligible or under study) for governmental protection, such as parks,  
wilderness, wild and scenic rivers, threatened or endangered species habitat, historic or  
cultural sites, wetlands, floodplains, or prime farmlands? 

 

 

 

 Proposed measures to protect such resources or to avoid or reduce impacts are: 
 

 

 

 

 

 

5.  How would the proposal be likely to affect land and shoreline use, including whether it  
would allow or encourage land or shoreline uses incompatible with existing plans? 

 

 

 

Proposed measures to avoid or reduce shoreline and land use impacts are: 

 

 

 

 

6.  How would the proposal be likely to increase demands on transportation or public 
services and utilities? 

 

 

 

 Proposed measures to reduce or respond to such demand(s) are: 

 

 

 

7.  Identify, if possible, whether the proposal may conflict with local, state, or federal laws or 
requirements for the protection of the environment.  



Richland 

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

(PLN-T3-2025-00003 and PLN-T1-2025-00247) 

Notice is hereby given that Brian Thoreson, representing Hayden Homes on behalf of Richland 132, LLC, owner, 
has filed a preliminary plat application to subdivide a 7.78 acre site into 63 residential lots (Preliminary Plat of The 
Villages at Clearwater Creek). The application also includes a deviation request which, if approved, would reduce the 
rear-yard setbacks for 38 lots from 25 feet to 15 feet (Lots 1, 23, 27, 28 and 30-63).  

Project Site: The project site is located at 2725 Steptoe Street, which is located at the southwest corner of the 
intersection of Steptoe Street and Center Parkway (APN 101881030000009).   

Public Hearing: The Richland Hearings Examiner will conduct a public hearing to review the application on 
Monday, July 14, 2025 at 6:00 p.m. in the Richland City Hall Council Chambers, 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 serving as the lead 
agency under the State Environmental Policy Act (SEPA), has reviewed and evaluated the proposed project for 
probable adverse environmental impacts. The City anticipates issuing a Determination of Non-Significance (DNS) 
under WAC 197-11-355.  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 future decisions related to this 
application should contact Mike Stevens, Planning Manager, 625 Swift Boulevard, MS-35, Richland, WA 99352. 
Comments may be emailed to planning@ci.richland.wa.us. The deadline to submit written comments is 6:00 p.m. on 
Sunday, July 13, 2025. To be incorporated into the staff report presented to the Hearing Examiner, comments must be 
received no later than 5:00 p.m. on Thursday, July 3, 2025. Comments received July 4, 2025 through 6:00 p.m. on July 
13, 2025 will be entered into the record during the hearing. 

Comment Period Begins:  June 13, 2025 
Comment Period Ends:  July 14, 2025 

Appeal: The application will be reviewed in accordance with the regulations in RMC Title 23 Zoning, Title 19 
Development Regulations Administration and Title 24 Plats and Subdivisions. 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 4

http://www.ci.richland.wa.us/
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ST A TE OF WASHING TON 

COUNTY OF BENTON 

AFFIDAVIT OF MAILING 

) 
) ss. 
) 

COMES NOW, Ivan Popovich, 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 June 2025 I mailed a copy of the attached CITY OF RICHLAND 
NOTICE OF APPLICATION AND PUBLIC HEARING AND OPTIONAL DNS (PLN-T3-2025-
00003 and PLN-T l -2025-0024 7) to the attached list of individuals via regular USPS or email on the 
date indicated above. 

Signed: Ivan Popovich 

SIGNED AND SWORN to before me this 17th day of June, 2025 by 

AFFlDA VIT OF MAILING - I 
Notice of Closed Record Hearing attached. 
Address list attached. 

¼ xstM\&~.cJwc 
otary Public in and for the State of Washington, 

Print Name 
Residing at LQ@.5 WV\tt "i,\vrj. £,.,(cJ/'\ltl no( 

My appointment expires: 00\. / 0 V1 / ~ 



 
 
  
 
 
 
 

Richland 

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

(PLN-T3-2025-00003 and PLN-T1-2025-00247) 
 
 
Notice is hereby given that Brian Thoreson, representing Hayden Homes on behalf of Richland 132, LLC, owner, 
has filed a preliminary plat application to subdivide a 7.78 acre site into 63 residential lots (Preliminary Plat of The 
Villages at Clearwater Creek). The application also includes a deviation request which, if approved, would reduce the 
rear-yard setbacks for 38 lots from 25 feet to 15 feet (Lots 1, 23, 27, 28 and 30-63).  
 
Project Site: The project site is located at 2725 Steptoe Street, which is located at the southwest corner of the 
intersection of Steptoe Street and Center Parkway (APN 101881030000009).   
 
Public Hearing: The Richland Hearings Examiner will conduct a public hearing to review the application on 
Monday, July 14, 2025 at 6:00 p.m. in the Richland City Hall Council Chambers, 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 serving as the lead 
agency under the State Environmental Policy Act (SEPA), has reviewed and evaluated the proposed project for 
probable adverse environmental impacts. The City anticipates issuing a Determination of Non-Significance (DNS) 
under WAC 197-11-355.  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 future decisions related to this 
application should contact Mike Stevens, Planning Manager, 625 Swift Boulevard, MS-35, Richland, WA 99352. 
Comments may be emailed to planning@ci.richland.wa.us. The deadline to submit written comments is 6:00 p.m. on 
Sunday, July 13, 2025. To be incorporated into the staff report presented to the Hearing Examiner, comments must be 
received no later than 5:00 p.m. on Thursday, July 3, 2025. Comments received July 4, 2025 through 6:00 p.m. on July 
13, 2025 will be entered into the record during the hearing. 
 
Comment Period Begins:  June 13, 2025 
Comment Period Ends:  July 14, 2025 
 
Appeal: The application will be reviewed in accordance with the regulations in RMC Title 23 Zoning, Title 19 
Development Regulations Administration and Title 24 Plats and Subdivisions. 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.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

http://www.ci.richland.wa.us/
mailto:planning@ci.richland.wa.us


 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Parcel_ID owner_name owner_addr situs_addr
106892030000004 ANDRESEN MICHAEL W & KRISTINE M 211 N QUEBEC ST   KENNEWICK, WA 99336 211 N QUEBEC ST KENNEWICK, WA 99336
106892030000008 ANEMA RICHARD J & MARYILYN E 101 N QUEBEC ST   KENNEWICK, WA 99336 101 N QUEBEC ST KENNEWICK, WA 99336
106892030000006 BARTON BAX R PO BOX 278   SEAHURST, WA 98062 203 N QUEBEC ST KENNEWICK, WA 99336

101881BP5258002 POSITIVE NATURE HOMECARE HOLDINGS LLC 7620 N HARTMAN LN STE 180 TUCSON AZ 85743 9039 STEPTOE ST  RICHLAND, WA 99352
101881BP5258003 POSITIVE NATURE HOMECARE HOLDINGS LLC 7620 N HARTMAN LN STE 180 TUCSON AZ 85743 9053 STEPTOE ST  RICHLAND, WA 99352
101881BP5258004 POSITIVE NATURE HOMECARE HOLDINGS LLC 7620 N HARTMAN LN STE 180 TUCSON AZ 85743 9067 STEPTOE ST  RICHLAND, WA 99352
101881BP5258001 BUSH TRUSTEES TIMOTHY T & KATHRYN L 3019 DUPORTAIL ST, STE #226   RICHLAND, WA 99352 9025 STEPTOE ST  RICHLAND, WA 99352

106892030000002 CHEN GRACE & WELSH KEITH MILTON 301 N QUEBEC ST   KENNEWICK, WA 99336 301 N QUEBEC ST KENNEWICK, WA 99336
101881030002000 CLEARWATER CREEK HOA PO BOX 4398   SANTA ANA, CA 92702 839 MEADOWS DR S RICHLAND, WA 99352
106892040000006 EPLER STEVEN M & BRITTNY R 26 N QUEBEC ST   KENNEWICK, WA 99338 26 N QUEBEC ST KENNEWICK, WA 99338
131993030009033 FLAUCHER REX & SHARON 3602 S VANCOUVER ST   KENNEWICK, WA 99337-3826 9013 W DESCHUTES AVE WA
106892040000001 FREITAG TODD 99106 E BRANDON DR   KENNEWICK, WA 99338 87 N QUEBEC ST KENNEWICK, WA 99336
131993030009034 FRIBERG CHRISTOPHER G & CARLA M 9019 W DESCHUTES DR   KENNEWICK, WA 99336-1071 9019 W DESCHUTES KENNEWICK, WA
136984060001018 HOANG THIEC C & NGO THUY B 2612 TIGER LANE   RICHLAND, WA 99352 2612 TIGER LN RICHLAND, WA 99352
106892030000007 HOWARD LOWELL E & KYUNG S 105 N QUEBEC STREET   KENNEWICK, WA 99336 105 N QUEBEC ST KENNEWICK, WA 99336
106892040000002 KEEN JESSE L & KIMBERLEE N 71 N QUEBEC ST   KENNEWICK, WA 99336 71 N QUEBEC ST KENNEWICK, WA 99338
106892030000005 KORF MARINA Y & ALEKANDR M 207 N QUEBEC ST   KENNEWICK, WA 99336 207 N QUEBEC ST KENNEWICK, WA 99336
136984060001019 O'DONNELL JAMES A & COROLYN T 2624 TIGER LN   RICHLAND, WA 99352 2624 TIGER LN RICHLAND, WA 99352
106892040000005 PACK BRANDON RAY & KIMBERLY N 27 N QUEBEC STREET   KENNEWICK, WA 99336 27 N QUEBEC ST KENNEWICK, WA 99338
106892030000003 PANTELEYEV PAVEL & INNA 215 N QUEBEC ST   KENNEWICK, WA 99336 215 N QUEBEC ST KENNEWICK, WA 99336
106892040000004 REFFALT TOMMY J 43 N QUEBEC ST   KENNEWICK, WA 99336 43 N QUEBEC ST KENNEWICK, WA 99338
106892040000003 RENDERS JOSEPH M & ASHLEY T 57 N QUEBEC ST   KENNEWICK, WA 99338 57 N QUEBEC ST KENNEWICK, WA 99338
101881030000008 RICHLAND 132 LLC 2464 SW GLACIER PLACE STE 110   REDMOND, OR 97756 2701 STEPTOE ST  RICHLAND, WA 99352
101881030000009 RICHLAND 132 LLC 2464 SW GLACIER PLACE STE 110   REDMOND, OR 97756 2725 STEPTOE ST  RICHLAND, WA 99352
101881000001008 RICHLAND 132 LLC 2464 SW GLACIER PLACE STE 110   REDMOND, OR 97756 UNDETERMINED RICHLAND, WA 99352
131993030009032 ROBLES BIRRUETA LUIS A & ROBLES GINA 9007 W DESCHUTES DRIVE   KENNEWICK, WA 99336 9007 W DESCHUTES DR KENNEWICK, WA 99336
106892030000009 RUIZ MANUEL 8907 W BRUNEAU AVE   KENNEWICK, WA 99336 8907 W BRUNEAU AVE KENNEWICK, WA 99336
106892040000013 STEWART CODY M 200 W 50TH AVE   KENNEWICK, WA 99337 8934 W BRUNEAU PL KENNEWICK, WA 99336
106892040000007 STEWART JOSHUA STEVEN 8925 W BRUNEAU PL   KENNEWICK, WA 99338 8925 W BRUNEAU PL KENNEWICK, WA 99338
131993030009031 VANDERVEER EDWARD M 9001 W DESCHUTES DR   KENNEWICK, WA 99336-1071 9001 W DESCHUTES DR KENNEWICK, WA 99336
106892030000001 WARREN JAMES A & JUDY L 305 N QUEBEC ST   KENNEWICK, WA 99336 305 N QUEBEC ST KENNEWICK, WA 99336
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CITY OF RICHLAND  
NOTICE OF APPLICATION, PUBLIC HEARING AND OPTIONAL DNS 

(PLN-T3-2025-00003 and PLN-T1-2025-00247) 
 
Notice: Brian Thoreson, representing Hayden Homes on behalf of Richland 132, LLC, 
owner, has filed a preliminary plat application to subdivide a 7.78 acre site into 63 
residential lots (Preliminary Plat of The Villages at Clearwater Creek). The application 
also includes a deviation request which, if approved, would reduce the rear-yard setbacks 
for 38 lots from 25 feet to 15 feet (Lots 1, 23, 27, 28 and 30-63). 
Project Site: The project site is located at 2725 Steptoe Street, which is located at the 
southwest corner of the intersection of Steptoe Street and Center Parkway (APN 
101881030000009).   
Public Hearing: The Richland Hearing Examiner will conduct a public hearing to review 
the application on Monday, July 14, 2025 at 6:00 p.m. in the Richland City Hall Council 
Chambers, 625 Swift Boulevard. All interested parties are invited to attend and participate 
in the public hearing. 
Environmental Review: The proposed project is subject to environmental review. The 
City of Richland, serving as the lead agency under the State Environmental Policy Act 
(SEPA), has reviewed and evaluated the proposed project for probable adverse 
environmental impacts. The City anticipates issuing a Determination of Non-Significance 
(DNS) under WAC 197-11-355. 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 future 
decisions related to this application should contact Mike Stevens, Planning Manager, 625 
Swift Boulevard, MS-35, Richland, WA 99352. Comments may be emailed to 
planning@ci.richland.wa.us. The deadline to submit written comments is 6:00 p.m. on 
Sunday, July 13, 2025. To be incorporated into the staff report presented to the Hearing 
Examiner, comments must be received no later than 5:00 p.m. on Thursday, July 3, 2025. 
Comments received July 4, 2025 through 6:00 p.m. on July 13, 2025 will be entered into the 
record during the hearing.  

http://www.ci.richland.wa.us/
mailto:planning@ci.richland.wa.us.
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CITY OF RICHLAND 
PUBLIC WORKS ENGINEERING 
DEVELOPMENT COMMENTS 

DATE:  July 1, 2025 

TO: MIKE STEVENS, PLANNING MANAGER 

PLAT REVIEW BY: JASON REATHAFORD, ENGINEERING TECH 4 
CARLO D’ALESSANDRO, PUBLIC WORKS DIRECTOR 

PROJECT NAME: VILLAGES AT CLEARWATER CREEK PRE-PLAT (PLN-T3-2025-00003) 

PROJECT LOCATION: WEST OF STEPTOE STREET, SOUTH OF CENTER PARKWAY 

The Public Works Engineering Division has reviewed the preliminary plat received in this office on June 13 
for the above referenced property and has the following conditions. 

Pre-Plat Specific Conditions 

1. The preliminary plat is not showing any phase lines.  Phasing is not required but if the project is to
be phased during construction phasing lines need to be shown on the pre-plat map.

General Conditions: 

2. All final, approved plans for public improvements shall be submitted prior to pre-con on a 24” x 36”
hardcopy format and also electronically.  When construction of the public infrastructure has been
substantially completed, the applicant shall provide electronic record drawings in accordance with
the City’s “Record Drawing Requirements”. The electronic record drawings shall be submitted in an
AutoCAD format compatible with the City’s CAD software.  The final record drawings shall be
submitted and approved by the City before the final punchlist inspection will be performed.  All final
punchlist items shall be completed or financially guaranteed prior to final platting.

3. A copy of the construction drawings shall be submitted for review to the appropriate jurisdictions
by the developer and his engineer.  All required comments / conditions from all appropriate
reviewing jurisdictions (e.g.: Benton County, any appropriate irrigation districts, other utilities, etc.)
shall be incorporated into one comprehensive set of drawings and resubmitted (if necessary) for
final permit review and issuance.  Any and all necessary permits that may be required by
jurisdictional entities outside of the City of Richland shall be the responsibility of the developer to
obtain.

4. Any work within the public right-of-way or easements or involving public infrastructure will require
the applicant to obtain a right-of-way construction permit prior to beginning work, per RMC Chapter
12.08.  The applicant shall pay a plan review fee based on a cost-per-sheet of engineering
infrastructure plans. This public infrastructure plan review fee shall apply each time a project is
submitted for review.  Please visit the published fee schedule on the City’s webpage to find the
current per-sheet fee.  A permit fee in the amount equal to 3% of the construction costs of the work
within the right-of-way or easement will be collected at the time the construction permit is issued.

5. Public utility infrastructure located on private property will require recording of a City standard form
easement prior to final acceptance of the infrastructure.  The City requires preparation of the
easement legal description by the developer four weeks prior to the scheduled date of final platting.
Once received, the City will prepare the easement document and provide it to the developer.  The
developer shall be responsible for payment of the recordation fees.

Exhibit 5
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6. A pre-construction conference will be required prior to the start of any work within the public right-

of-way or easement.  Contact the Public Works Engineering Division at 942-7500 to schedule a 
pre-construction conference. 

 
7. The contractor and developer shall be responsible for any and all public infrastructure 

construction deficiencies for a period of one year from the date of the letter of acceptance by the 
City of Richland. 

 
8. A copy of the preliminary plat shall be supplied to the Post Office and all locations of future 

mailbox clusters approved prior to installation or final platting. 
 
Design Standards: 
 
9. Public improvement design shall follow the following general format: 

A. All public improvements, materials and workmanship shall be in conformance with the 
latest revision of the City of Richland Standard Specifications and Details, Public 
Infrastructure Design Guidelines, Richland municipal code, and the current edition of the 
State of Washington Standard Specifications for Road, Bridge, and Municipal 
Construction.  Please confirm that you have the latest set of standard specs and details 
by visiting the City’s web page. 

B. Fire hydrant location shall be reviewed and approved by the City Fire Marshal. 
C. All utilities shall be extended to the adjacent property (properties) at the time of 

construction.  
D. The minimum centerline finish grade shall be no less than 0.30% and the maximum 

centerline finish grade shall be no more than 10.0% for local streets. 12% can be allowed 
for local streets for short distances.  

E. The minimum centerline radius for local streets shall be 100-feet. 
F. Final design of the public improvements shall be approved at the time of the City’s issuance 

of a Right-of-way Construction Permit for the proposed construction. 
 
10. If the project will be built in phases the applicant shall submit a comprehensive master plan for the 

sanitary sewer, domestic water, storm drainage, electrical, street lighting and irrigation system for 
the entire project prior to submitting plans for the first phase to assure constructability of the entire 
project.  This includes the location and size of any storm retention ponds that may be required to 
handle runoff. 

 
11. If the City Fire Marshal requires a secondary emergency vehicle access (SEVA), it shall be 

included in the construction plan set and be designed to the following standards: 
A. 2-inches compacted gravel, minimum (temp. SEVAs only). 
B. Permanent SEVA’s shall be paved with 2-inches of asphalt, minimum. 
C. 2% cross-slope, maximum. 
D. 5% slope, maximum.  Any access road steeper than 5% shall be paved or be approved by the 

Fire Marshal. 
E. Be 20-feet in width. 
F. Have radii that are accommodating with those needed for City Fire apparatus. 
 
Secondary emergency vehicles accesses (SEVA’s) shall be 20-feet wide, as noted.  Longer 
secondary accesses can be built to 12-feet wide with the approval of the City of Richland Fire 
Marshal, however turn-outs are required at a spacing acceptable to the Fire Dept. 

 
12. SURVEY MONUMENT DESTRUCTION: 

All permanent survey monuments existing on the project site shall be protected.  If any monuments 
are destroyed by the proposed construction the applicant shall retain a professional land surveyor to 
replace the monuments and file a copy of the record survey with the City. 
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A. No survey monument shall be removed or destroyed (the physical disturbance or covering of 

a monument such that the survey point is no longer visible or readily accessible) before a 
permit is obtained from the Department of Natural Resources (DNR). (WAC 332-120-030(2) 
and RCW 58.09.130). 

B. Any person, corporation, association, department, or subdivision of the state, county or 
municipality responsible for an activity that may cause a survey monument to be removed or 
destroyed shall be responsible for ensuring that the original survey point is perpetuated. 
(WAC 332-120-030(2)). 

C. Survey monuments are those monuments marking local control points, geodetic control 
points, and land boundary survey corners. (WAC 332-120-030(3)). 

 
When a monument must be removed during an activity that might disturb or destroy it, a licensed 
Engineer or Land Surveyor must complete, sign, seal and the file a permit with the DNR.  
It shall be the responsibility of the designing Engineer to identify the affected monuments on the 
project plans and include a construction note directing them to the DNR permit. 

 
Traffic & Streets: 
 
13. The “Villages at Clearwater Creek” preliminary plat is subject to the City’s transportation impact 

fee program (RMC 12.03).  Since this property is included within the transportation impact fee 
program, and since staff analysis indicates the project will create no unusual or unanticipated 
traffic impacts, it is exempt from the SEPA-related traffic impact analysis (TIA) requirement. 

 
14. Striping changes will be needed on Center Parkway to provide for a two-way left-turn lane 

entrance to the development. 
 

15. The Center Parkway and Steptoe Street frontages shall be completed to current City standards at 
the time that the phase which constructs the lots adjacent to them are developed. 

 
16. Street names are not reviewed or vested until construction plans are submitted for review.  The 

street names included on the pre-plat may not be approved or available during the construction plan 
review process. 
 

17. A note will be shown on the face of the final plat stating that Center Parkway and Steptoe Street are 
collector roadways, therefore driveways accessing single family lots will not be allowed directly onto 
them. 

 
18. Installation of the secondary emergency vehicle access (SEVA) onto Steptoe Street may require 

substantial grading or a retaining wall. This SEVA roadway shall have a removeable means of 
restricting daily vehicular traffic (a gate, bollards, etc.). These means shall be approved by the 
Richland Fire Department. 
 

19. No access road onto Steptoe Street will be permitted from this development other than as required 
for the SEVA. 
 

20. Sidewalks shall be installed along all public right-of-way frontages that building lots do not front on 
during construction of those phases (e.g., storm drainage ponds, parks, HOA tracts, etc.). 
 

21. All pedestrian ramps, driveway entrances and sidewalks shall be designed to current City 
standard details and PROWAG Standards to be compliant with federal ADA Standards.  
Adequate right-of-way shall be provided at corners to allow for at least 1-foot of ROW behind the 
ped. ramp landing.  Crosswalks between pedestrian ramps shall be designed to City standards.  
Crosswalks at stop-controlled intersections shall have cross-slopes less than 2%.  Crosswalks 
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crossing thru-streets shall have cross-slopes less than 5%.  The road profiles shall be designed 
to accommodate this. 
 

22. Vision-clearance triangles shall be shown at all corner lots on both the construction plans and the 
final plat document, in accordance with RMC Chapter 12.11.020.  If the intersection is in a curve, 
it will have to be evaluated per AASHTO guidelines. 
 

23. All roads shall be constructed to provide for adequate fire truck & solid waste collection truck access 
& turnaround movements. 

 
24. If the project is to be constructed in phases, all dead-end streets longer than 150-feet that will be 

continued later need to have temporary turnarounds built at the end of them.  If the temporary 
turnaround is not located within the final plat an easement with a 50-foot radius will be required. 

 
Domestic Water: 
 
25. It shall be the responsibility of the developer to extend a watermain to and through this property to 

serve domestic water at the time of plat construction.  This water main shall be sized to adequately 
supply domestic water and fire flows to the proposed development.  

 
26. This project will be required to loop the water main.  Looping of the water system provides 

redundancy, increases flow and helps to eliminate stagnant water. 
 

27. The developer will be required to demonstrate that all phases are capable of delivering adequate 
fire flows prior to construction plans being accepted for review.  This may require looping of the 
watermain from off-site locations, or oversizing of the main where needed. 

 
28. The fire hydrant layout shall be approved by the City Fire Marshal.  
 
29. In accordance with Richland Municipal Code Chapter 18.16.080, an irrigation source and 

distribution system, entirely separate from the City’s domestic water system, shall be provided for 
this development.  Construction plans will not be accepted for review until adequate and viable 
proof of an irrigation source is made available by the developer.  The designing Engineer shall 
submit plans for the proposed irrigation system to the Irrigation District with jurisdiction over the 
property at the same time that they are submitted to the City for construction review.  Plans shall be 
reviewed and accepted by said irrigation district prior to issuance of a Right-of-Way permit by the 
City.  Easements shall be provided on the final plat for this system where needed.  
 

Sanitary Sewer: 
 
30. It shall be the responsibility of the developer to extend a sewer main to this property to serve 

sanitary sewer to all parcels at the time of plat construction. 
 
31. A 10-foot wide exclusive sanitary sewer easement shall be provided for any sewer main that is 

outside of the public Right-of-Way.  Wider easements are required for mains that are buried deeper 
than 10-feet.  If any manholes are located outside of the public Right-of-Way, maintenance truck 
access to said structure may be required.  

 
Storm Water: 
 
32. If this project intends on using the existing storm water pond located to the west of the preliminary 

plat, an easement will need to be obtained for it, unless one exists already. 
 
33. All construction projects that don’t meet the exemption requirements outlined in Richland 

Municipal Code, Section 16.06 shall comply with the requirements of the Washington State 
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Department of Ecology issued Eastern Washington NPDES Phase II Municipal Stormwater 
Permit.  The Developer shall be responsible for compliance with the permit conditions.  All 
construction activities subject to this title shall be required to comply with the standards and 
requirements set forth in the Stormwater Management Manual for Eastern Washington 
(SWMMEW) and prepare a Stormwater Site Plan. In addition, a Stormwater Pollution Prevention 
Plan (SWPPP) or submission of a completed erosivity waiver certification is required at the time 
of plan submittal.  The City has adopted revised standards affecting the construction of new 
stormwater facilities in order to comply with conditions of its NPDES General Stormwater Permit 
program.  This project, and each phase thereof, shall comply with the requirements of the City’s 
stormwater program in place at the time each phase is engineered.  The project will require 
detailed erosion control plans. 

 
34. All public storm drainage collection systems shall have their flow rate and storage capacity 

designed by a professional engineer following the core elements defined in the latest editions of 
the Stormwater Management Manual for Eastern Washington, the current Richland municipal 
codes, the Phase II Municipal Stormwater Permit, and the City’s “Public Infrastructure 
Construction Plan Requirements and Design Guidelines”.  The storm water calculations shall be 
stamped by a professional engineer and shall include a profile of the storm system showing the 
hydraulic grade line.  The calculations should include an accurate delineation of the contributing 
drainage area to accurately size the stormwater facilities.  Passing the storm water downhill to an 
existing storm system will require an analysis of the downstream storm system to determine its 
capability of accepting the storm water without being overwhelmed.  The applicant’s design shall 
provide runoff protection to downstream property owners. 
 

35. If any existing storm drainage or ground water seepage drains onto the proposed site, said storm 
drainage shall be considered an existing condition, and it shall be the responsibility of the property 
developer to design a system to contain or treat and release the off-site storm drainage. 

 
36. Any proposed storm drainage retention facilities within the boundary of the proposed preliminary 

plat shall not adversely affect neighboring properties.  
 

37. Prior to or concurrent with the submittal of the first phase the developer shall provide a 
Geotechnical report including the percolation rate of the soils in the area of any storm retention 
ponds. If the project constructs a storm retention pond then the engineer will need to demonstrate 
that the pond will drain itself within 72 hours after the end of a storm event, and not have standing 
water in it longer than that.  Engineering solutions are available for retention ponds that do not 
percolate within 72 hours. 
 

38. Any discharge of storm water into the Kennewick Irrigation District’s canal will have to be permitted 
by any or all agencies with jurisdiction over it. 
 

39. The amount of post-development storm runoff from the proposed site shall be in compliance with 
RMC Chapter 16.06. 

 
40. The developer shall consider the long-term appearance of the storm basin, particularly if it will 

occupy a prominent location in the development.  The City’s typical storm pond maintenance 
practices consist of semi-annual vegetation trimming and silt and debris removal.  If the pond 
location is deemed by City staff as being in a prominent location the developer shall design and 
install fencing and/or landscaping to mitigate the pond’s visible character for the surrounding 
properties.  If the City requires this type of treatment to the pond site the developer may propose 
landscaping treatments consistent with the development and establish maintenance 
responsibilities to remain with the development.  These maintenance responsibilities shall be 
noted on the final plat.  Basins designed as detention and evaporative basins need to include 
plantings that will tolerate or thrive in standing water.  Planting designs for areas not routinely 
exposed to water shall include plants that will thrive without irrigation unless the developer 
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intends to maintain an irrigated pond site.  At a minimum the landscaping plan should be 
consistent with the City’s intended maintenance standard as described above.  
 

41. The developer shall be responsible for landscaping the storm pond and for its maintenance and 
the plantings through the one-year infrastructure warranty period.  At 11 months after the final 
acceptance date the developer shall clean the storm system and basin of all accumulated oil, 
sediment, and debris. After this maintenance is completed and inspected the City will begin 
routine maintenance of the system and basin.  The developer shall replace any plantings that 
have failed to survive the warranty period.  The developer shall also perform trimmings required 
to control weeds in excess of 18-inches in height for the 12-months following the date of final plat 
acceptance.  

 
Final Platting Requirements: 
 
42. When the construction is substantially complete a set of “record drawings” shall be prepared by a 

licensed surveyor and include all changes and deviations.  Please reference the Public Works 
document “RECORD DRAWING REQUIREMENTS & PROCEDURES” for a complete description 
of the record drawing process.  All final punchlist items shall be completed or financially 
guaranteed prior to recording of the final plat. 

 
43. Public utility infrastructure located on private property will require recording of a City standard form 

easement prior to acceptance of the infrastructure and release of a certificate of occupancy.  The 
City requires preparation of the easement legal description by the developer three weeks prior to 
the scheduled date of final acceptance.  Off-site (“third party”) easements or right-of-ways for City 
infrastructure are the responsibility of the developer to obtain.  Once received, the City will prepare 
the easement document and provide it to the developer.  The developer shall record the easement 
at the Benton County Assessor and return a recorded original document to the City prior to 
application for final occupancy. 

 
44. Any off-site easements or permits necessary for this project shall be obtained and secured by the 

applicant and supplied to the City prior to final plat.   
 
45. Ten-foot wide public utility easements will be required on the final plat along both sides of all 

right-of-ways within the proposed plat.  They will also be required where the plat is adjacent to an 
existing right-of-way. 

 
46. The vision-clearance triangle needs to be shown on all corner lots on the final plat document, in 

accordance with RMC Chapter 12.11.020.  If the intersection is in a curve, it will have to be 
evaluated per AASHTO guidelines.  This information may need to be designed by the engineer of 
record and supplied to the surveyor of record for inclusion into the final plat document. 

 
47. The final plat shall include notes identifying all common areas including any tracts and 

acknowledging the ownership and maintenance responsibility. 
 
48. Any areas of restricted parking shall be indicated on the final plats. 
 
49. All landscaped areas within the plat that are in the public Right of Way shall be the responsibility 

of the homeowners to maintain. 
 
50. A one-foot “No access / screening easement” will be required along both the Center Parkway and 

Steptoe Street Rights of Way. 
 
51. Property with an unpaid L.I.D. assessment towards it must be paid in full or segregated per 

Richland Municipal Code 3.12.095.   
 



 
 
 
 
 
 
 
 
 
DATE: June 26, 2025    
 
TO: Mike Stevens, Planning Manager 
 
REVIEW BY: Nichole Westphal, Permit Technician III   
 
PROJECT NAME: PLN-T3-2025-00003 – The Villages at Clearwater Creek 
 
1. Street names will be reviewed when construction drawings are submitted to the Public 

Works Department. When construction drawings are submitted, please include two 
(2) street name options for each of the new street segments and the City will review 
to determine acceptable street names. 

2. Addressing brackets [  ] are needed on all lots and tracts. 
 

 
 
 

CITY OF RICHLAND 
DEVELOPMENT SERVICES 

625 Swift Blvd. 
Richland, WA 99352 

Telephone (509) 942-7794 
Fax (509) 942-7764 

 
 
 

  











 

 

State of Washington • Department of Archaeology & Historic Preservation 

P.O. Box 48343 • Olympia, Washington  98504-8343 • (360) 586-3065 

www.dahp.wa.gov 

 

July 3, 2025 
 
Mike Stevens 
Planning Manager 
City of Richland 
 
In future correspondence please refer to: 
Project Tracking Code:  2025-07-04226 
Property: City of Richland - PLN-T3-2025-0003 - The Villages at Clearwater Creek 
Re:  Survey Requested 
 
Dear Mike Stevens: 
 
Thank you for contacting the Washington State Historic Preservation Officer (SHPO) and Department of 
Archaeology and Historic Preservation (DAHP) and providing documentation regarding the above 
referenced project.  As a result of our review, our professional opinion is that the project area has the 
potential to contain archaeological resources.  The project is in an area determined to be at High- risk of 
containing archaeology according to the DAHP risk assessment model and is nearby to an archaeological 
site of especially high sensitivity.  The scale of the proposed ground disturbing actions would destroy any 
archaeological resources present.  Therefore, we recommend a professional archaeological survey of the 
project area be conducted prior to ground disturbing activities.  We also recommend continuing 
consultation with the concerned Tribes' cultural committees and staff regarding cultural resource issues.   
 
These comments are based on the information available at the time of this review and on behalf of the 
SHPO in conformance with Washington State law.  Should additional information become available, our 
assessment may be revised. 
 
Thank you for the opportunity to comment on this project and we look forward to receiving the survey 
report. The survey report should be uploaded directly into the DAHP Online WISAARD system by the 
cultural resource consultant to expedite DAHP review.  Please ensure that the DAHP Project Number 
(a.k.a. Project Tracking Code) is shared with any hired cultural resource consultants and is attached to any 
communications or submitted reports.  Should you have any questions, please feel free to contact me. 
 
Sincerely, 

 
James MacNaughton, M.S. 
Local Government Archaeologist 
(360) 280-7563 
James.MacNaughton@dahp.wa.gov 



From: Segregations
To: Planning
Cc: Benton County - Segregations
Subject: RE: The Villages At Clearwater Creek PLN-T3-2025-00003
Date: Friday, June 13, 2025 4:21:22 PM
Attachments: image002.png
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[EXTERNAL EMAIL] Exercise caution before clicking links or opening attachments.

Hello,
On the copy of the plat in this packet the parcel number is incorrect, it should be
101881030000009

 
Thank you,
 

Kimberly Schultz 
Office Assistant II
Benton County Assessor’s Office
Kennewick: (509) 735-2394 (ext. 2518)          
kimberly.schultz@co.benton.wa.us

 
 
From: Planning <planning@ci.richland.wa.us> 
Sent: Friday, June 13, 2025 3:16 PM
To: 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>;
chaz.bates@commerce.wa.gov <chaz.bates@commerce.wa.gov>; 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>; Eric Mendenhall <emendenhall@westrichland.org>;
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; Junior Campos <junior.campos@charter.com>; Katherine

mailto:segregations@co.benton.wa.us
mailto:planning@ci.richland.wa.us
mailto:/o=ExchangeLabs/ou=Exchange Administrative Group (FYDIBOHF23SPDLT)/cn=Recipients/cn=4e7028d0df094d27a38707269dd39d94-Segregation
mailto:kimberly.schultz@co.benton.wa.us
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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>; Kramer, Steve
<skramer@ci.richland.wa.us>; 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; 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>; Schluter, Shaun <sschluter@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>; Tyler Thompson-Benton County Clean
Air <tyler.thompson@bentoncleanair.org>; 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>; Zanin,
Heather <hzanin@ci.richland.wa.us>
Subject: [EXTERNAL] The Villages At Clearwater Creek PLN-T3-2025-00003
 
Hello Everybody,
 
Hayden Homes has submitted an application to the City of Richland for a proposed
residential subdivision consisting of 63 lots (The Villages at Clearwater Creek).  The
project site is located at 2725 Steptoe Street, Richland, WA. The zoning for the site is
Medium Density R-2. Please review the attached materials relative to your agency’s
regulations and submit any comments no later than 5:00 PM on Thursday, July 3,
2025. Comments may be submitted via e-mail to planning@ci.richland.wa.us or
mailed to: Richland Development Services Department, 625 Swift Boulevard, MS
#35, Richland, WA 99352.
 
Application materials are attached and can also be found at www.ci.richland.wa.us .
 
Thank you,
 
 

Mike Stevens
Planning Manager
625 Swift Blvd., MS-35 | Richland, WA 99352
509.942.7596

 
 

Disclaimer: Emails and attachments sent to or from the City of Richland are public records subject

mailto:planning@ci.richland.wa.us
https://urldefense.com/v3/__http:/www.ci.richland.wa.us__;!!IJPaFG-91URQ!MBq7hpcBNoTSk0XqCn66u2EvfJNVuobuMdRc3qUJ1WxGlbl6_uY8O4p3aEWpLVMtCejMnyP_ZVY_Z3zPfGgiix_GBW-a4UMxpS4$


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: Shane Elledge
To: Planning
Subject: The Villages At Clearwater Creek PLN-T3-2025-00003
Date: Wednesday, June 18, 2025 8:00:50 AM
Attachments: image001.png
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Good morning,
 
Benton County Public Works has no comments on The Villages At Clearwater Creek PLN-
T3-2025-00003
 
Thank you
 
 

R. Shane Elledge ● Engineering Associate I
Benton County Public Works
102206 Wiser Parkway , Kennewick WA, 99338
(509) 786-5611 Ext: 5531
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From: JoDee Peyton
To: Planning
Cc: Deana Chiodo
Subject: RE: The Villages At Clearwater Creek PLN-T3-2025-00003
Date: Monday, June 16, 2025 7:56:45 AM
Attachments: image002.png

image004.png
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[EXTERNAL EMAIL] Exercise caution before clicking links or opening attachments.

The Benton-Franklin Health District does not have any objections to this plan so long
as it is served by municipal services for water and sewer.   
In an effort to promote active lifestyles, we would encourage you to consider and
include the development of safe bicycle paths, the adoption of zoning rules favoring
sidewalks in residential and commercial areas, traffic-free areas and traffic patterns
that encourage people to walk, measures to ensure safe streets, and incentives to
encourage the public to use mass transit rather than private cars, in this and in all
future developments within the City of Kennewick.
Please feel free to give me a call with any questions or concerns.  Thank you.
 
JoDee A. Peyton, EHS
Manager
Land Use, Sewage and Water Section
Benton-Franklin Health District
7102 W. Okanogan Place
Kennewick, WA 99336
p:  509.460.4318
Pronouns:  she/her
www.bfhd.wa.gov   jodeer@bfhd.wa.gov

        
Follow us on         
 
 
 
From: Planning <planning@ci.richland.wa.us> 
Sent: Friday, June 13, 2025 3:16 PM
To: 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>; chaz.bates@commerce.wa.gov
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mailto:planning@ci.richland.wa.us
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http://www.bfhd.wa.gov/
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https://www.pinterest.com/bfhealth/

"y HEALTH
















mmmmm





<chaz.bates@commerce.wa.gov>; city@basindisposal.com; Corrine Camuso, Yakama Nation
<Corrine_Camuso@Yakama.com>; Craig Hamilton <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>; Deanna Davis <d.davis@bces.wa.gov>; Deborah Rodgers
<dxrodgers@bpa.gov>; Deskins, John <jdeskins@CI.RICHLAND.WA.US>; 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; JoDee Peyton <Jodeer@bfhd.wa.gov>;
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>; Kramer, Steve <skramer@ci.richland.wa.us>; 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; 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>; Schluter, Shaun <sschluter@CI.RICHLAND.WA.US>; SEPA
<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>; Tyler Thompson-Benton County Clean
Air <tyler.thompson@bentoncleanair.org>; 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>; Zanin,
Heather <hzanin@ci.richland.wa.us>
Subject: The Villages At Clearwater Creek PLN-T3-2025-00003
 
Hello Everybody,
 
Hayden Homes has submitted an application to the City of Richland for a proposed
residential subdivision consisting of 63 lots (The Villages at Clearwater Creek).  The
project site is located at 2725 Steptoe Street, Richland, WA. The zoning for the site is
Medium Density R-2. Please review the attached materials relative to your agency’s
regulations and submit any comments no later than 5:00 PM on Thursday, July 3,
2025. Comments may be submitted via e-mail to planning@ci.richland.wa.us or
mailed to: Richland Development Services Department, 625 Swift Boulevard, MS
#35, Richland, WA 99352.
 
Application materials are attached and can also be found at www.ci.richland.wa.us .

mailto:planning@ci.richland.wa.us
http://www.ci.richland.wa.us/


 
Thank you,
 
 

Mike Stevens
Planning Manager
625 Swift Blvd., MS-35 | Richland, WA 99352
509.942.7596

 
 

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.
**This email was sent from outside the BFHD Network**
IMPORTANT: Email coming & going from our agency is not protected, thus client
information can not be shared in this format. Please use voicemail or fax for client
communication. The contents of this email and any attachments are confidential. They are
intended for the named recipient(s) only. If you have received this email in error, please notify
the system manager or the sender immediately and do not disclose the contents to anyone or
make copies thereof.



From: Rodgers,Deborah (CONTR) - TERR-TRI CITIES RMHQ
To: Planning
Cc: Kinch,James L (BPA) - TERR-BELL-1
Subject: RE: The Villages At Clearwater Creek PLN-T3-2025-00003
Date: Tuesday, June 17, 2025 3:10:32 PM
Attachments: image001.png

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

Mr. Stevens,
 
Bonneville Power Administration (BPA) has had the opportunity to review The Villages At Clearwater
Creek PLN-T3-2025-00003. 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 Luke Kinch at
(509) 468-3095 or by email at JLKInch@bpa.gov.
 
Thank you for the opportunity to review this application.
 
Deborah Rodgers
BONNEVILLE POWER ADMINISTRATION
DEPARTMENT OF ENERGY
(CONTR) Actalent
Realty Technician 3 | Real Property Field Services | TERR/Tri-Cities-RMHQ
dxrodgers@bpa.gov  | O: 509-544-4749 | C: 360-624-0566

 
From: Planning <planning@ci.richland.wa.us> 
Sent: Friday, June 13, 2025 3:16 PM
To: 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>; chaz.bates@commerce.wa.gov
<chaz.bates@commerce.wa.gov>; city@basindisposal.com; Corrine Camuso, Yakama Nation
<Corrine_Camuso@Yakama.com>; Craig Hamilton <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>; 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

    

mailto:dxrodgers@bpa.gov
mailto:planning@ci.richland.wa.us
mailto:JLKinch@bpa.gov
mailto:JLKInch@bpa.gov
http://www.bpa.gov/
https://www.energy.gov/
mailto:dxrodgers@bpa.gov
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<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>;
Kinch,James L (BPA) - TERR-BELL-1 <JLKinch@bpa.gov>; Jodeer@bfhd.wa.gov; 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>; Kramer, Steve
<skramer@ci.richland.wa.us>; 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 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>; Schluter,
Shaun <sschluter@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>; Tyler Thompson-Benton County Clean Air
<tyler.thompson@bentoncleanair.org>; 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>; Zanin,
Heather <hzanin@ci.richland.wa.us>
Subject: The Villages At Clearwater Creek PLN-T3-2025-00003
 
Hello Everybody,
 
Hayden Homes has submitted an application to the City of Richland for a proposed
residential subdivision consisting of 63 lots (The Villages at Clearwater Creek).  The
project site is located at 2725 Steptoe Street, Richland, WA. The zoning for the site is
Medium Density R-2. Please review the attached materials relative to your agency’s
regulations and submit any comments no later than 5:00 PM on Thursday, July 3,
2025. Comments may be submitted via e-mail to planning@ci.richland.wa.us or
mailed to: Richland Development Services Department, 625 Swift Boulevard, MS
#35, Richland, WA 99352.
 
Application materials are attached and can also be found at www.ci.richland.wa.us .
 
Thank you,
 
 

Mike Stevens
Planning Manager
625 Swift Blvd., MS-35 | Richland, WA 99352

mailto:planning@ci.richland.wa.us
http://www.ci.richland.wa.us/


509.942.7596

 
 

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.
 



   
 
 

YMCA OF THE GREATER TRI-CITIES 
1234 Columbia Park Trail · Richland, WA 99352-4760 
P 509.374.1908 · F 509.374.9278· ymcatricities.org 

July 22, 2025 
 
 
Attn: Mike Stevens, Planning Manager 
City of Richland 
625 Swift Boulevard 
Richland, WA 99352 
 
 
Re: In support of PLN-T3-2025-00003 2725 Steptoe St The Villages at 
Clearwater Creek 
 
Dear Planning Manager Stevens and City of Richland Hearings Examiner, 
 
I am writing on behalf of YMCA of the Greater Tri-Cities in support of Hayden 
Homes’ preliminary plat application for the Villages at Clearwater Creek. This 
new community would bring 63 new homes to Richland for hardworking families.  
YMCA of the Greater Tri-Cities is proud to be a community partner of Hayden 
Homes.  Hayden Homes been a longtime supporter of the Y’s mission and 
programs since 2012, helping us reach and serve families and children in need of 
assistance in our programs such as our preschools, childcare, summer camps 
and youth sports. Their financial support helps us to live our goal to never turn a 
child away from a YMCA program. 
 
I have been very impressed with not only the donations that Hayden Homes has 
provided, but their actions as a company in our community. As the City of 
Richland continues to grow, we should encourage builders like Hayden Homes 
who prioritize giving to our community’s local nonprofits. 
 
In addition, Hayden Homes’ nonprofit, First Story, has built 126 homes for 
underserved populations who otherwise would not have the opportunity own a 
home. First Story serves households earning 80% AMI or below, and offers a 
zero-down, zero-interest 30-year mortgage and a brand-new Hayden Home. 
There are two First Story homes in Richland and thirteen First Story homes in 
the Tri-Cities to date.  
 
Thank you for considering and supporting this preliminary plat application. 
Sincerely,  
 
Sincerely, 
 
 
Steve Howland 
Executive Director/CEO 
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From: Megan Norris
To: Stevens, Mike
Cc: Brian Thoreson
Subject: Fw: 2025-07-04226 - CHANGE OF DECISION - RE: City of Richland, Project Tracking 2025-07-04226
Date: Thursday, July 31, 2025 10:20:05 AM
Attachments: image001.jpg

image002.png
image003.png
image004.png
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Hayden Homes_Clearwater Creek Lot 9 Residential_Richland WA_Geotechnical Site Investigation Report DIGITAL E-Copy (8-25-
2020).pdf

[EXTERNAL EMAIL] Exercise caution before clicking links or opening attachments.
Good morning Mike,

To close the look on DAHP's  comments, given the additional information we supplied to James regarding the
site disturbances and the withdrawal of their initial assessment as noted below, we do not plan to complete an
IDP for the Villages at Clearwater Creek.

Thank you,

Megan

Megan Norris| Forward Planning Manager 

250 SE Timber Avenue | Redmond, OR 97756 
P: 916.529.5691  
E: mnorris@hayden-homes.com 
Follow Us: Facebook | Instagram | LinkedIn | YouTube  

We Moved!
As of June 23rd, please note our new mailing address for Hayden Homes & Simplicity Homes:
250 SE Timber Ave, Redmond, OR 97756
We appreciate you taking a moment to update your records.

From: Megan Norris <mnorris@hayden-homes.com>
Sent: Thursday, July 31, 2025 10:15 AM
To: james.macnaughton@dahp.wa.gov <james.macnaughton@dahp.wa.gov>

Exhibit 7
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mailto:mnorris@hayden-homes.com
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Alyson Brooks Ph.D., Director
State Hisforc Preservation Offcer

1uly3,2025

Mike Stevens
Planning Manager
City of Richland

In future correspondence please refer to
Project Tracking Code: 2025-07-04226

Property: City of Richland - PLN-T3-2025-0003 - The Villages at Clearwater Creek
Re: Survey Requested

Dear Mike Stevens

Thank you for contacting the Washington State Historic Preservation Officer (SHPO) and Department of
Archaeology and Historic Preservation (DAHP) and providing documentation regarding the above
referenced project. As 3 result of our review, our professional opinion is that the project area has the
potential to contain archacological resources. The project s in an area determined to be at High- risk of
containing archaeology according to the DAHP risk assessment model and is nearby to an archaological
site of especially high sensitivity. The scale of the proposed ground disturbing actions would destroy any
archaeological resources present. Therefore, we recommend a professional archaeological survey of the
project area be conducted prior to ground disturbing activities. We also recommend continuing
consultation with the concerned Tribes' cultural committees and staff regarding cultural resource issues

These comments are based on the information available at the time of this review and on behalf of the
SHPO in conformance with Washington State law. Should additional information become available, our
assessment may be revised

Thank you for the opportunity to comment on this project and we look forward to receiving the survey
report. The survey report should be uploaded directly into the DAHP Online WISAARD system by the
cultural resource consultant to expedite DAHP review. Please ensure that the DAHP Project Number
(a.k.a. Project Tracking Code) is shared with any hired cultural resource consultants and is attached to any
communications or submitted reports. Should you have any questions, please feel free to contact me.

Sincerely,

James MacNaughton, M.S.
Local Government Archaeologist
(360) 2807563

James MacNaughton@dahp.wa.gov

Stale of Washingfon » Department of Archaeology & Historic Preservation
P.0. Box 48343 + Olympia, Washingfon 98504-8343 + (360) 586-3065
‘www.dahp.wa.gov
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conducted at the site, from a geotechnical perspective, it is our opinion that the site is suitable
for residential development, provided the soil design parameters and site-specific

recommendations in this report are followed in the design and construction of this project.

v

Site soils generally consist of up to 26 feet of artificial fill soil comprised of silty sand (SM)
and overlying native silty sand (SM), poorly graded sand with gravel (SP), and poorly graded
gravel with silt and sand (GP-GM). Based on the results of in-situ testing and field

observations, the noted fill soils appear to have been placed as compacted engineered fill.

> Final project plans were not provided at the time of this report. GNN shall be provided an

opportunity to review final design plans to provide revised recommendations if/as necessary.

» The subject site was previously mass graded in 2016 in conjunction with Clearwater Creek
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August 25, 2020 


 


Hayden Homes 


2464 SW Glacier Place 


Redmond, OR 97756 


 


Attn:  Brian Thoreson, Regional Land Development Manager 


 


Subject: Geotechnical Site Investigation Report 


  Clearwater Creek Lot 9 – Residential Development  


  SW Corner of N. Steptoe Street & Center Parkway, Richland, WA 


 


 


  GNN Project No. 220-1269 


 


Dear Mr. Thoreson, 


 


As requested, GN Northern (GNN) has completed a geotechnical site investigation for the 


residential development of Lot 9 of Clearwater Creek, located at the southwest corner of N. Steptoe 


Street & Center Parkway, Richland, Washington. 


 


Based on the findings of our subsurface study, we conclude that the site is suitable for commercial 


development provided that our geotechnical recommendations presented in this report are followed 


during the design and construction phases of the project.  


 


This report describes in detail the results of our investigation, summarizes our findings and presents 


our recommendations concerning earthwork and the design and construction of foundation for the 


proposed project. It is important that GN Northern provide consultation during the design phase, as 


well as field compaction testing and geotechnical monitoring services during the construction phase, 


to review and monitor the implementation of the geotechnical recommendations.     


 


If you have any questions regarding this report, please contact us at 509-734-9320. 


  


Respectfully submitted, 


 


GN Northern, Inc. 


 


 


  
Brian W. Binsfield, LG, PE Karl A. Harmon, LEG, PE              2021 


Geotechnical Engineer Senior Geologist/Engineer  
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1.0  PURPOSE AND SCOPE OF SERVICES 


This report has been prepared for residential development of Lot 9 of Clearwater Creek, located at 


the southwest corner of N. Steptoe Street & Center Parkway, Richland, Washington; site location 


is shown on the Vicinity Map (Figure 1, Appendix I). Our investigation was conducted to collect 


information regarding subsurface conditions and present recommendations for suitability of the 


subsurface materials to support residential construction.    


GN Northern, Inc. has prepared this report for use by the client and their design consultants in the 


design of the proposed development. Do not use or rely upon this report for other locations or 


purposes without the written consent of GN Northern, Inc. Our study was conducted in general 


accordance with our Proposal for Geotechnical Services dated July 13, 2020; notice to proceed 


was provided in the form of a signed copy of the proposal via email on July 13, 2020.  


A Grading Exhibit for Clearwater Creek Phase 12 prepared by PLS Engineering was provided by 


you via email on July 8, 2020. You also provided us vis email a Final Plat of Clearwater Creek 


Phase 3 (dated 11/11/2016) by Stratton Surveying & Mapping, PC. The subject site was 


previously mass graded in 2016 in conjunction with Clearwater Creek Phase 3 (Grading Permit: 


2725 Steptoe St Permit # BC-16-01420). GNN provided geotechnical inspection and testing 


services during the mass grading and confirmed that the grading at that time was performed in 


general accordance with the requirements of Appendix J of the 2009 IBC with proper placement of 


engineered fill. 


Field exploration, consisting of three (3) exploratory borings and three (3) test-pits, was completed 


on July 24 and August 7, 2020, respectively. The boring and test-pit locations are shown on the 


Site Exploration Map (Figure 2, Appendix I). A detailed boring and test-pit logs are presented in 


Appendix II.  


The field exploration activities, onsite testing, review of available data, analyses, and evaluation 


conducted for Lot 9 of the Clearwater Creek development was conducted simultaneously and in 


conjunction with that of the adjacent Lot 8. The data obtained from our testing and exploration 


activities at each of the two separate but adjoining properties, as well as from other published 


studies in the vicinity, has been used to evaluate the subsurface soils & groundwater conditions for 


the subject site and surrounding vicinity.  
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This report has been prepared to summarize the data obtained during this study and to present our 


recommendations based on the proposed construction and the subsurface conditions encountered at 


the site. Results of the field exploration were analyzed to develop recommendations for site 


development, earthwork, foundation bearing capacity and pavements. Design parameters and a 


discussion of the geotechnical engineering considerations related to construction are included in 


this report. 


2.0  PROPOSED CONSTRUCTION 


Based on the information provided, we understand that all but the north end of Lot 9 is proposed 


for residential development. We anticipate that the new residential structures will be one- to two-


story, and will include of wood-frame construction with slab-on-grade. If these assumptions 


deviate from final project plans, GNN shall be contacted to review plans to provide revised 


recommendations if/as necessary. Structural loading information was not available at the time of 


this report. We expect relatively light structural loading for proposed construction. Settlement 


tolerances for the structures are assumed to be limited to 1 inch, with differential settlement limited 


to ½ inch. 


Based on the grading plan, we understand that site grading will include cuts and fills throughout 


the project site to create new roadways and building pads. In general, it appears grade change 


resulting from lot grading will be accommodated using cut and fill slopes ranging from 2H:1V to 


5H:1V. 


3.0  FIELD EXPLORATION 


Our field exploration was completed on July 24 and August 7, 2020. A local public utility 


clearance was obtained prior to the field exploration. Three (3) exploratory borings and three (3) 


test-pits were completed at locations shown on Site Exploration Map (Figure 2, Appendix I). The 


borings were drilled by Johnson Exploration Drilling using a Mobile B-53 truck-mounted drill rig 


to depths ranging from approximately 24 to 26 feet below existing ground surface (BGS). All three 


borings were terminated due to auger refusal. The test-pits were excavated by T-Tap Construction 


using a CAT 420E backhoe to a depth of approximately 10 feet BGS. The boring and test-pits 


were logged by a GNN engineer. Upon completion, the test-pit was loosely backfilled with 


excavation spoils and the borehole was backfilled in accordance with Washington State guidelines.  
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Samples were obtained from the borings using a Standard Penetration (SPT) sampler. The SPT 


sampler has a 2-inch outside diameter and a 1.38-inch inside diameter. Samples were obtained by 


driving the sampler with a 140-pound rope & cathead hammer, dropping 30 inches in general 


accordance with ASTM D1586. The number of blows required to advance the samplers through 


each 6-inch increment is recorded in the field. The SPT resistance, or N-value, is defined as the 


number of blows required to drive the sampler from 6 inches to 18 inches below the auger tip, with 


the value reported as the number of blows per one foot of penetration. The SPT N-value, adjusted 


for hammer efficiency and sampler size, provides an indication of the relative density or 


consistency of the soil and is indicated on the boring logs. Recovered soil samples were sealed in 


containers and returned to our laboratory. 


The soils observed during our field exploration were classified according to the Unified Soil 


Classification System (USCS), utilizing the field classification procedures as outlined in ASTM 


D2488. A copy of the USCS Classification Chart is attached. Depths referred to in this report are 


relative to the existing surface elevation at the time of our field investigation. The surface and 


subsurface conditions described in this report are as observed at the site at the time of our field 


investigation. 


4.0  SITE CONDITIONS 


The project site is located near the southwest corner of N. Steptoe Street & Center Parkway, in 


Richland, Washington. The proposed residential development occupies all but the north end of Lot 


9. Site is generally situated in the NE ¼ of Section 1, Township 8 North & Range 28 East, 


Willamette Meridian. The site is bounded by N. Steptoe Street to the east, Center Parkway to the 


north, BNSF Railway right-of-way property to the south, and the Amon Creek/Wasteway 400-foot 


wide easement to the west. The project site is currently undeveloped and sparsely vegetated with 


grass and weeds. The site slopes slightly to moderately down to the west from N. Steptoe Street. 


At the base of the slopes, the site levels off, sloping only slightly to the west and south. The west 


and south sides of the site slope moderately down to the west and south property lines.   


4.1 Regional Geology 


The City of Richland lies on the Columbia Plateau, a broad plain situated between the Cascade 


Range to the west and the Rocky Mountains to the east.  The Columbia Plateau was formed by a 
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thick sequence of Miocene Age tholeiitic basalt flows, known as the Columbia River Basalt Group 


(CRBG), which erupted from fissures in north-central and northeastern Oregon, eastern 


Washington, and Western Idaho approximately 12 to 26 million years ago.  The Columbia Plateau 


is often called the Columbia Basin because it forms a broad lowland surrounded by mountains.  


The Columbia River Basalt Group is underlain by continental sedimentary rocks from early in the 


Tertiary Period.  Sediments of the Pliocene Age Ringold formation overlie the Columbia basalts.  


The Ringold Formation sediments consist of a heterogeneous mix of variably cemented and 


compacted gravel, sand, silt, and clay deposited by the ancestral Columbia, Snake, and Yakima 


Rivers. 


The project site is located on the eastern flank of the east fork of Amon Creek within the Amon 


Basin near the outlet of Badger Canyon, which was the ancestral route of the Yakima River. The 


east and west forks of Amon Creek are now a tributary of the Yakima River. The site is situated 


near base of the Horse Heaven Hills and in line with the Rattlesnake Hills of the Yakima Fold Belt 


within the Columbia Basin physiographic province of southeastern Washington.  The Rattlesnake 


and Horse Heaven Hills consist of east-west trending anticline ridges of the Yakima Fold Belt 


formed by north–south compression in the regional lava flows. 


Near the end of the Pleistocene, the Columbia Basin was subjected to a series of massive, high 


energy floods known as the Missoula Floods.  During this time, a lobe of the Cordilleran ice sheet 


extended south into Idaho, damming up the Clark Fork River and creating Glacial Lake Missoula, 


impounding as much as 500 cubic miles of water.  These ice dams periodically failed and then 


reformed numerous times during this period, catastrophically draining the lake and unleashing a 


series of massive torrents of water that significantly scoured and altered landscapes in the 


Columbia Basin through erosion and deposition.  Sediments from these glacial outburst flooding 


events filled the area including Badger Canyon resulting in the re-routing of the Yakima River near 


Benton City.  


4.2 Seismic Considerations 


As per the 2015 International Building Code (IBC), a Site Class ‘D’ may be used for seismic 


design purposes. Site Class ‘D’ corresponds to ‘stiff soil’. The following site-specific design 


values may be used: 


 



http://en.wikipedia.org/wiki/Lava_flow
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Table 2: IBC Design Response Spectra Parameters 


Seismic Design Parameter Value (unit) 


SS 0.427 (g) 


S1 0.162 (g) 


Fa 1.458 (unitless) 


Fv 2.276 (unitless) 


SMS 0.623 (g) 


SM1 0.369 (g) 


SDS 0.415 (g) 


SD1 0.246 (g) 
SS = MCE spectral response acceleration at short periods 


S1 = MCE spectral response acceleration at 1-second period 


Fa = Site coefficient for short periods 


Fv = Site coefficient for 1-second period 


SMS = MCE spectral response acceleration at short periods as adjusted for site effects 


SM1 = MCE spectral response acceleration at 1-second period as adjusted for site effects 


SDS = Design spectral response acceleration at short periods 


SD1 = Design spectral response acceleration at 1-second period 


 


5.0  SUBSURFACE CONDITIONS 


Based on the findings of our field exploration, subsurface soils encountered within our borings and 


test-pits consisted primarily of structural fill comprised of silty sand (SM) overlying native silty 


sand (SM), poorly graded sand with gravel (SP), and poorly graded gravel with silt and sand     


(GP-GM). The fill extended to depths ranging from approximately 10 to 26 feet BGS. Based on 


SPT blow-counts, we characterized the existing fill soils as ‘medium dense’ to ‘very dense’. The 


native soils were characterized as ‘dense’ to ‘very dense’. Boring and test-pit logs in Appendix II 


show detailed descriptions and stratification of the soils encountered. 


5.1 NRCS Soil Survey 


Although modified by previous surface grading activity, the soil survey map of the site prepared 


by the Natural Resources Conservation Service (NRCS) identifies native site soils as Esquatzel 


fine sandy loam, 0 to 2 percent slopes, and Hezel loamy fine sand, 0 to 2, and 2 to 15 percent 


slopes. Parent materials for these soils are described as alluvium and eolian sands over silty 


lacustrine deposits. The typical soil profile for the Esquatzel unit is described as fine sandy loam 


stratified with silt loam. The typical soil profile for the Hezel unit is described as loamy fine sand 


over stratified fine sandy loam to silt loam. According to the NRCS map (Appendix V), the natural 


drainage class for these units are described as well drained and somewhat excessively drained, 


respectively.  







 


   


Clearwater Creek Lot 9 Residential Development  GNN Project No.: 220-1269 


Richland, WA  August 25, 2020 
 


6 


5.2 Groundwater 


Groundwater was not encountered within the boring or test-pit at time of our explorations to a 


maximum depth of approximately 26 feet BGS. Based on our site explorations, it is our opinion 


that groundwater in the project vicinity is greater than 30 feet BGS. Groundwater levels will 


fluctuate with precipitation, irrigation, drainage, and regional pumping from wells.  


6.0  SUMMARY OF FINDINGS & CONCLUSIONS 


Conditions imposed by the proposed development have been evaluated on the basis of assumed 


elevations and engineering characteristics of the subsurface materials encountered in the 


explorations and their anticipated behavior both during and after construction. The following is a 


summary of our findings, conclusions and professional opinions based on the data obtained from a 


review of selected technical literature and the site evaluation.  


➢ Based on this geotechnical evaluation and our understanding of the grading operations 


conducted at the site, from a geotechnical perspective, it is our opinion that the site is suitable 


for residential development, provided the soil design parameters and site-specific 


recommendations in this report are followed in the design and construction of this project. 


➢ Site soils generally consist of up to 26 feet of artificial fill soil comprised of silty sand (SM) 


and overlying native silty sand (SM), poorly graded sand with gravel (SP), and poorly graded 


gravel with silt and sand (GP-GM). Based on the results of in-situ testing and field 


observations, the noted fill soils appear to have been placed as compacted engineered fill. 


➢ Final project plans were not provided at the time of this report. GNN shall be provided an 


opportunity to review final design plans to provide revised recommendations if/as necessary. 


➢ The subject site was previously mass graded in 2016 in conjunction with Clearwater Creek 


Phase 3 (Grading Permit: 2725 Steptoe St Permit # BC-16-01420). GNN provided geotechnical 


inspection and testing services during the mass grading and confirmed that the grading at that 


time was performed in general accordance with the requirements of Appendix J of the 2009 


IBC with proper placement of engineered fill. 


➢ Groundwater was not encountered during our exploration to 26 feet BGS.  



bthoreson

Rectangle
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➢ In our opinion, residential structures may be supported on conventional shallow foundations 


bearing on a layer of imported crushed rock placed atop a recompacted fill subgrade. 


Alternatively, shallow foundations may be supported on a recompacted fill subgrade with a 


reduced bearing capacity.  


➢ The underlying geologic condition for seismic design is site class ‘D’. The minimum seismic 


design should comply with the 2015 International Building Code (IBC) and ASCE 07-10, 


Minimum Design Loads for Buildings and Other Structures. 


➢ Site grading shall incorporate the requirements of IBC 2015 Appendix J Grading. Final 


(permanent) cut and fill slopes with total heights of ten (10) feet or less should be constructed 


at a maximum 2H:1V slope gradient. Final slopes with total heights greater than ten (10) feet 


should be constructed at maximum gradients of 2.5H:1V. 


➢ Existing fill soils, free of deleterious materials including roots and organic matter, are generally 


suitable for reuse as engineered fill and utility trench backfill.  


➢ The near-surface fine-grained soils are susceptible to wind and water erosion when exposed 


during grading operations. Preventative measures and appropriate BMPs to control runoff and 


reduce erosion shall be incorporated into site grading plans. 


7.0  GEOTECHNICAL RECOMMENDATIONS 


The following geotechnical recommendations are based on our current understanding of the 


proposed project as described in Section 2.0 of this report. The report is prepared to comply with 


the 2015 International Building Code Section 1803, Geotechnical Investigations, and as required 


by Subsection 1803.2, Investigations Required. Please note that Soil Design Parameters and 


Recommendations presented in this report are predicated upon appropriate geotechnical 


monitoring and testing of the site preparation and foundation and building pad construction by a 


representative of GNN’s Geotechnical-Engineer-of-Record (GER). Any deviation and 


nonconformity from this requirement may invalidate, partially or in whole, the following 


recommendations. We recommend that we be engaged to review grading and foundation plans in 


order to provide revised, augmented, and/or additional geotechnical recommendations as required. 
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7.1 Site Development – Grading 


Site grading shall incorporate the requirements of IBC 2015 Appendix J. The project GER or a 


representative of the GER should observe site clearing, grading, and the bottoms of excavations 


before placing fills. Local variations in soil conditions may warrant increasing the depth of over-


excavation and recompaction. Seasonal weather conditions may adversely affect grading 


operations. To improve compaction efforts and prevent potential pumping and unstable ground 


conditions, we suggest performing site grading during dryer periods of the year. 


Soil conditions shall be evaluated by in-place density testing, visual evaluation, probing, and 


proof-rolling of the imported fill and re-compacted on-site soil as it is prepared to check for 


compliance with recommendations of this report. A moisture-density curve shall be established in 


accordance with the ASTM D1557 method for all onsite soils and imported fill materials used as 


structural fill. 


7.2 Clearing and Grubbing 


At the start of site grading, existing vegetation, trash and debris, and any abandoned underground 


utilities shall be removed from the areas of proposed construction. The surface shall be stripped of 


all topsoil and/or organic growth that may exist within the proposed structural areas. The topsoil 


and organic rich soils shall either be stockpiled on-site separately for future use or be removed 


from the construction area. Depth of stripping can be minimized with real-time onsite observation 


of sufficient removals. Areas disturbed during clearing shall be properly backfilled and compacted 


as described below. 


7.3 Temporary Excavations 


It shall be the responsibility of the contractor to maintain safe temporary slope configurations since 


the contractor is at the job site, able to observe the nature and conditions of the slopes, and able to 


monitor the encountered subsurface conditions. Unsupported vertical cuts deeper than 4 feet are 


not recommended if worker access is necessary. The cuts shall be adequately sloped, shored or 


supported to prevent injury to personnel from caving and sloughing. The contractor and 


subcontractors shall be aware of, and familiar with, applicable local, state and federal safety 


regulations including the current OSHA Excavation and Trench Safety Standards, and OSHA 


Health and Safety Standards for Excavations, 29 CFR Part 1929, or successor regulations. 
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According to chapter 296-155 of the Washington Administrative Code (WAC), it is our opinion 


that the soil encountered at the site is classified as Type C soils. For excavation planning purposes, 


we recommend that temporary, unsupported, open cut slopes shall be no steeper than 1.5 feet 


horizontal to 1.0 feet vertical (1.5H:1V) in Type C soils. No heavy equipment should be allowed 


near the top of temporary cut slopes unless the cut slopes are adequately braced. Final (permanent) 


cut and fill slopes with total heights of ten (10) feet or less should be constructed at a maximum 


2H:1V slope gradient. Final slopes with total heights greater than ten (10) feet should be 


constructed at maximum gradients of 2.5H:1V. We recommend that permanent slopes be 


hydroseeded and/or planted with vegetation after construction. Where unstable soils are 


encountered, flatter slopes may be required. We recommend protecting slopes with waterproof 


covering during periods of wet weather to reduce sloughing and erosion.  


7.4 Utility Excavation, Pipe Bedding and Trench Backfill 


To provide suitable support and bedding for the pipe, we recommend the utilities be founded on 


suitable bedding material consisting of clean sand and/or sand & gravel mixture. To minimize 


trench subgrade disturbance during excavation, the excavator should use a smooth-edged bucket 


rather than a toothed bucket. 


Pipe bedding and pipe zone materials shall conform to Section 9-03.12(3) of the Washington State 


Department of Transportation (WSDOT) 2018 Standard Specifications. Pipe bedding should 


provide a firm uniform cradle for support of the pipes. A minimum 4-inch thickness of bedding 


material beneath the pipe should be provided. Prior to installation of the pipe, the pipe bedding 


should be shaped to fit the lower part of the pipe exterior with reasonable closeness to provide 


uniform support along the pipe. Pipe bedding material should be used as pipe zone backfill and 


placed in layers and tamped around the pipes to obtain complete contact. To protect the pipe, 


bedding material should extend at least 6 inches above the top of the pipe. 


Backfill of utilities within roads or public right-of-ways should be placed in conformance 


with the requirements of the governing agency (water district, public works department, etc.). 


Utility trench backfill within private property should be placed in conformance with the 


provisions of this report. In general, service lines extending inside of property may be 


backfilled with native soils compacted to at least 95% of the maximum dry density as 


determined by ASTM D1557 method above the pipe zone elevation. Sufficient backfill should 
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be placed over the utility before compacting with heavy compactors to prevent damage. Backfill 


operations should be observed and tested to monitor compliance with these recommendations 


Compaction of backfill material should be accomplished with soils within ±2% of their optimum 


moisture content in order to achieve the minimum specified compaction levels recommended in 


this report. Backfill operations shall be observed and tested to monitor compliance with these 


recommendations.  


7.5 Suitability of the Existing Fill Soils as Engineered Fill  


The existing fill soils, free of deleterious materials including roots and organic matter, are 


generally suitable for use as general fill, backfill and as properly placed engineered fill for future 


structures. The fill soil should be placed in maximum 8-inch lifts (loose) and compacted to at least 


95% relative compaction (ASTM D1557) near its optimum moisture content. The existing fill soils 


will require compaction to be performed within a range of ±2% of optimum moisture to achieve 


the proper degree of compaction. 


7.6 Imported Fill Soils  


If needed, imported fill soils should be non-expansive, granular soils meeting the 


USCS classifications of SM, SP-SM, or SW-SM with a maximum rock size of 4 inches, minimum 


80% passing the No. 4 sieve, and 5 to 25% passing the No. 200 sieve (fines shall be non-plastic). 


The GER should evaluate and approve the import fill soils before hauling to the site.  


7.7 Compaction Requirements for Engineered Fill  


All fill or backfill shall be approved by a representative of the GER, placed in uniform lifts, and 


compacted to a minimum 95% of the maximum dry density as determined by ASTM D1557. The 


compaction effort must be verified by a representative of the GER in the field using a nuclear 


density gauge in accordance with ASTM D6938. The thickness of the loose, non-compacted, lift of 


structural fill shall not exceed 8 inches for heavy-duty compactors or 4 inches for hand operated 


compactors. 


7.8 Imported Crushed Rock Structural Fill  


Imported crushed rock structural fill shall consist of well-graded, crushed aggregate material 


meeting the grading requirements of WSDOT 2018 Standard Specifications, Section 9-03.9(3) (1-


1/4 inch minus Base Course Material) presented here:  
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Table 4: WSDOT Standard Spec. 9-03.9(3) (1-1/4” minus Base Course) 


Sieve Size Percent Passing (by Weight) 


1¼ Inch Square 99 - 100 


1 Inch Square 80 - 100 


5/8 Inch Square 50 – 80 


U.S. No. 4 25 - 45 


U.S. No. 40 3 – 18  


U.S. No. 200 Less than 7.5 


A fifty (50) pound sample of each imported fill material shall be collected by GNN personnel prior 


to placement to ensure proper gradation and establish the moisture-density relationship (proctor 


curve). 


7.9 Building Pad Subgrade Support 


Based on the proposed grading plan and our understand of the history of the site, mass grading for 


development of the residential lots may result in lots graded with cut/fill transitions. To provide a 


uniform bearing support and minimize the potential for differential settlement of the structure 


resulting from a straddle condition, we recommend limiting the maximum differential of the 


thickness of fill material within the building pad footprint to 50%; i.e. if the thickest fill section 


within a given portion of the building pad is 8 feet, then no portion of the building pad shall be 


constructed with less than 4 feet of fill material across the footprint. This requirement shall apply 


to all building lots where the proposed thickness of fill exceeds 4 feet. This will require delineating 


building envelopes for the proposed residential lots. Subgrade preparation, fill placement and 


compaction shall be completed in accordance with the recommendations of this report. 


7.10 Foundation Bearing Support & Allowable Bearing Capacity 


In our opinion, residential structures may be supported on conventional shallow foundations 


bearing on a layer of imported crushed rock placed atop a recompacted fill subgrade. The minimum 


footing depth shall be 24 inches below adjacent exterior finished grades for frost protection and 


bearing capacity considerations.  


To provide a uniform bearing support and minimize the risk of differential settlement, we 


recommend that all foundations shall bear on a minimum of 6 inches of imported 1¼" minus 


crushed rock structural fill extending to a re-compacted fill subgrade. Prior to placement of the 


crushed rock layer, the fill subgrade shall be moisture conditioned to near-optimum and proof-
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compacted to a dense and non-yielding condition. Foundation subgrade preparations and crushed 


rock structural fill should extend laterally a minimum distance of one (1) foot beyond the outer 


edge of all footings.  


Footings constructed in accordance with the above recommendations may be designed for an 


allowable 2,000 pounds per square foot (psf) bearing pressure. The allowable bearing pressure 


presented above may be increased by 1/3 for short-term, transient loading conditions. Based on 


assumed structural loading, we estimate total settlement for footings constructed in accordance 


with this recommendation to be less than 1-inch, with differential settlement less than half that 


magnitude. 


As an alternative to the placement of 6 inches of crushed rock beneath foundations, foundations 


may bear on the engineered fill subgrade, moisture conditioned to near-optimum and proof-


compacted to a dense and non-yielding condition. In our opinion, foundations constructed to bear 


on the recompacted fill subgrade may be designed for an allowable 1,500 pounds per square foot 


(psf) bearing pressure.   


Lateral forces on foundations from short term wind and seismic loading would be resisted by 


friction at the base of foundations and passive earth pressure against the buried portions. We 


recommend an allowable passive earth pressure for compacted onsite fill of 220 pcf. This lateral 


foundation resistance value includes a factor of safety of 1.5. We recommend a coefficient of 


friction of 0.45 be used between cast-in-place concrete and imported crushed rock. A coefficient of 


friction of 0.40 be used between cast-in-place concrete and compacted fill soils. An appropriate 


factor of safety should be used to calculate sliding resistance at the base of footings.  


7.11 Slab-on-Grade Floors 


We recommend the placement a minimum 6-inch layer of crushed aggregate fill beneath concrete 


slabs-on-grade. The material shall meet the WSDOT 2018 Standards Specifications, Section 9-


03.9(3), “Crushed Surfacing Top Course”, with less than 5 percent passing the No. 200 sieve 


(fines). The crushed rock material shall be compacted to at least 95% of the maximum dry density 


as determined by the ASTM D1557 method. Prior to placing the crushed rock layer, the subgrade 


shall be moisture-conditioned and compacted to minimum 95% of the maximum dry density as 


determined by ASTM D1557 to a minimum depth of 12 inches. 
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7.12 Graded Slope Construction 


Site development shall incorporate appropriate design and construction including slope 


stabilization and drainage/erosion control measures. We recommend that all cut and fill slopes at 


the project site shall be constructed in accordance with the recommendations of this section. Cut 


and fill slopes with total heights of ten (10) feet or less can be constructed at a maximum 2H:1V 


slope gradient. Slopes with total heights greater than ten (10) feet should be constructed at 


maximum gradients of 2.5H:1V. 


Where fill slopes or stabilization fill slopes are to be constructed on existing slopes steeper than 


5V:1H, the fill should be keyed and benched into firm natural soil. Keyways for all slopes, greater 


than 5 feet in height, should be cut into firm natural soil. This helps ensure a good bond between 


the existing native soil and new fill, and to eliminate a plane of weakness at the interface. Before 


engineered fill is placed, the key should be observed by a representative of the GER, to observe 


compliance with the above recommendations. It is recommended that the GER, or their 


representatives, be present during the fill construction to observe compliance with the above 


recommendations. 


Compacted fill slopes shall be overbuilt and cut back to grade, exposing the firm, compacted fill 


inner core. The actual amount of overbuilding should vary as field conditions dictate. The degree 


of overbuilding should be increased until the desired compacted slope surface condition is 


achieved. Care should be taken by the contractor to provide thorough mechanical compaction to 


the outer edge of the overbuilt slope surface. Fill placement should proceed in thin lifts (8-10 inch 


loose thickness, depending upon compaction equipment). Each lift should be moisture-conditioned 


and thoroughly compacted. The desired moisture condition should be maintained during the period 


between successive lifts, and each lift should be tested to ascertain that desired compaction is 


being achieved.  


7.13 Slope Maintenance and Erosion Protection 


Proper slope protection and maintenance will help minimize slope erosion and improve the 


stability of the project slopes. The project soils are prone to erosion and will require appropriate 


BMP protection and maintenance. Positive drainage should be provided at the tops of all slopes to 


divert runoff away from the face. Swales constructed in native soils should be lined with suitable 


no-erosive material. Erosion protection should be provided, especially where concentrated runoff 
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is anticipated. As the exposed site soils are susceptible to erosion, it is required that erosion control 


measures, such as planting, erosion control blankets or fabrics, sprayed tackifiers, or some 


combination of these, be utilized on all slopes within the project. Landscaping should take into 


consideration the engineering characteristics of the slopes, especially with regards to the surficial 


stability. 


The need for and design of flood control and erosion protection measures is within the purview of 


the design civil engineer.  In general, erosion should be mitigated with best management practices 


(BMPs) consisting of proper drainage design including collecting and disposal (conveyance) of 


water to approved points of discharge in a non-erosive manner. Appropriate project design, 


construction, and maintenance will be necessary to mitigate the site erosion concerns. 


7.14 Subgrade Protection 


The degree to which construction grading problems develop is expected to be dependent, in part, 


on the time of year that construction proceeds and the precautions which are taken by the contract 


to protect the subgrade. We recommend that the site shall be graded to prevent water from ponding 


within construction areas and/or flowing into excavations. Accumulated water must be removed 


immediately along with any unstable soil. Foundation concrete should be placed and excavations 


backfilled as soon as possible to protect the bearing grade. 


7.15 Surface Drainage 


With respect to surface water drainage, we recommend that the ground surface be sloped to drain 


away from structures. Final exterior site grades shall promote free and positive drainage from 


building areas. Water shall not be allowed to pond or to collect adjacent to foundations or within 


the immediate building area. We recommend that a gradient of at least 5% for a minimum distance 


of 10 feet from building perimeters be provided, except in paved locations. In paved areas, a 


minimum gradient of 1% should be provided unless provisions are included for collection/disposal 


of surface water adjacent to structures. Catch basins, drainage swales, or other drainage facilities 


should be aptly located. All surface water such as that coming from roof downspouts and catch 


basins be collected in tight drain lines and carried to a suitable discharge point, such as a storm 


drain system. Surface water and downspout water should not discharge into a perforated or slotted 


subdrain, nor should such water discharge onto the ground surface adjacent to buildings. Cleanouts 


should be provided at convenient locations along all drain lines. 
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8.0  GENERAL CONSIDERATIONS FOR LOT DESIGN AND CONSTRUCTION 


Foundation bearing soils shall be constructed as recommended herein. GNN shall review 


significant changes in design (i.e. grade changes, partial cut and partial fill grade, new cuts greater 


4 feet, swimming pools and/or daylight basements) not mentioned in this report. The 


aforementioned conditions shall be brought to the attention of the geotechnical engineer 


immediately for further recommendations, if necessary. Changes to the building assumptions 


discussed in (but not limited to) the Proposed Development section (Section 2.0) of this report, not 


brought to our attention, shall fall outside of the purpose and scope of this report. 


The following information provides general design considerations based on the soil conditions 


encountered during exploration and reconnaissance. GNN should review final grading plans in 


order that earthwork and foundation recommendations may be properly interpreted and 


implemented in the design and specifications, and determine if any supplemental geotechnical 


work may be necessary prior to issuing building permits. 


To provide an adequate foundation for the proposed structures, the following minimum parameters 


shall also be followed during construction: 


• In accordance with Chapter 4 of the Section R403.1 of the International Residential Code 


(IRC), the lot shall be graded to drain surface water away from foundations. The minimum 


grade shall fall at least 6 inches within 10 feet of the foundation wall (5%). If slopes prohibit 


this fall rate then swales or drains shall be constructed to divert water away from the structure. 


• Grades should be developed that do not allow runoff from the driveway to flow toward the 


structures. 


• If retaining walls are required in excess of 4 feet in height, or any retaining walls with a 


sloping crest or toe condition, they should be engineered to aid in long term performance and 


appropriate safety factors. 


• Exterior foundations shall extend 12 inches plus 2 percent above the street gutter, except as 


permitted by the building official. 


• Foundation walls shall not be backfilled until the wall has sufficient strength or has been 


anchored to the floor above. Backfill shall be placed in lifts not exceeding 4 inches loose and 


compacted with a hand operated compaction device. 


Under-floor space ventilation shall be critical and should adhere to the IRC Section R408 


requirements or City of Richland requirements, whichever is more restrictive. 
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10.0  CONTINUING GEOTECHNICAL SERVICES 


GNN recommends that the Client should maintain an adequate program of geotechnical 


consultation, construction monitoring, and soils testing during the final design and construction 


phases to monitor compliance with GNN’s geotechnical recommendations. Maintaining GNN as 


the geotechnical consultant from beginning to end of the project will provide continuity of 


services. If GN Northern, Inc. is not retained by the owner/developer and/or the contractor to 


provide the recommended geotechnical inspections/observations and testing services, the 


geotechnical engineering firm or testing/inspection firm providing tests and observations shall 


assume the role and responsibilities of Geotechnical Engineer-of-Record. 


GNN can provide construction monitoring and testing as additional services.  The costs of these 


services are not included in our present fee arrangement, but can be obtained from our office.  The 


recommended construction monitoring and testing includes, but is not necessarily limited to, the 


following: 


➢ Consultation during the design stages of the project. 


➢ Review of the grading and drainage plans to monitor compliance and proper 


implementation of the recommendations in GNN’s Report. 


➢ Observation and quality control testing during site preparation, grading, and placement of 


engineered fill as required by the local building ordinances. 


➢ Geotechnical engineering consultation as needed during construction. 







 


   


Clearwater Creek Lot 9 Residential Development  GNN Project No.: 220-1269 


Richland, WA  August 25, 2020 
 


18 


11.0  LIMITATIONS OF THE GEOTECHNICAL SITE INVESTIGATION REPORT 


This GEOTECHNICAL SITE INVESTIGATION REPORT (“Report”) was prepared for the 


exclusive use of the Client. GN Northern, Inc.’s (GNN) findings, conclusions and 


recommendations in this Report are based on selected points of field exploration, laboratory 


testing, and GNN’s understanding of the proposed project at the time the Report is prepared.  


Furthermore, GNN’s findings and recommendations are based on the assumption that soil, rock 


and/or groundwater conditions do not vary significantly from those found at specific exploratory 


locations. Variations in soil, bedrock and/or groundwater conditions could exist between and 


beyond the exploration points. The nature and extent of these variations may not become evident 


until during or after construction. Variations in soil, bedrock and groundwater may require 


additional studies, consultation, and revisions to GNN’s recommendations in the Report.  


In many cases the scope of geotechnical exploration and the test locations are selected by others 


without consultation from the geotechnical engineer/consultant. GNN assumes no responsibility 


and, by preparing this Report, does not impliedly or expressly validate the scope of exploration and 


the test locations selected by others. 


This Report’s findings are valid as of the issued date of this Report. However, changes in 


conditions of the subject property or adjoining properties can occur due to passage of time, natural 


processes, or works of man. In addition, applicable building standards/codes may change over 


time. Accordingly, findings, conclusions, and recommendations of this Report may be invalidated, 


wholly or partially, by changes outside of GNN’s control. Provided that the site conditions are not 


disturbed or altered after the planned grading is completed, the report will be valid for a period of 3 


to 5 years from the issued date of the Report. 


In the event that any changes in the nature, design, or location of structures are planned, the 


findings, conclusions and recommendations contained in this Report shall not be considered valid 


unless the changes are reviewed by GNN and the findings, conclusions, and recommendations of 


this Report are modified or verified in writing. 


This Report is issued with the understanding that the owner or the owner’s representative has the 


responsibility to bring the findings, conclusions, and recommendations contained herein to the 


attention of the architect and design professional(s) for the project so that they are incorporated 
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into the plans and construction specifications, and any follow-up addendum for the project.  The 


owner or the owner’s representative also has the responsibility to verify that the general contractor 


and all subcontractors follow such recommendations during construction.  It is further understood 


that the owner or the owner’s representative is responsible for submittal of this Report to the 


appropriate governing agencies. The foregoing notwithstanding, no party other than the Client 


shall have any right to rely on this Report and GNN shall have no liability to any third party who 


claims injury due to reliance upon this Report, which is prepared exclusively for Client’s use and 


reliance. 


GNN has provided geotechnical services in accordance with generally accepted geotechnical 


engineering practices in this locality at this time. GNN expressly disclaims all warranties and 


guarantees, express or implied.  


Client shall provide GNN an opportunity to review the final design and specifications so that 


earthwork, drainage and foundation recommendations may be properly interpreted and 


implemented in the design and specifications. If GNN is not accorded the review opportunity, 


GNN shall have no responsibility for misinterpretation of GNN’s recommendations. 


Although GNN can provide environmental assessment and investigation services for an additional 


cost, the current scope of GNN’s services does not include an environmental assessment or an 


investigation for the presence or absence of wetlands, hazardous or toxic materials in the soil, 


surface water, groundwater, or air on, below, or adjacent to the subject property. 
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Appendix I 
Vicinity Map (Figure 1) 


Site Exploration Map (Figure 2) 
 
 







 


 
FIGURE 1: VICINITY MAP PROJECT NO. 220-1269 


 


Source: Bing Maps 


      


Source: Google Earth 
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FIGURE 2: SITE EXPLORATION MAP PROJECT NO. 220-1269 


 


NOTE 


Base aerial image from Google Earth; 
overlayed Grading Exhibit for Clearwater 
Creek Phase 12 prepared by PLS Engineering 
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LOT 9 RESIDENTIAL PROPERTY 







 


 
 
 
 
 
 
 
 
 
 


Appendix II 
Exploratory Boring & Test-Pit Logs 


Key Chart (for Soil Classification) 
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SM


SM


GP-
GM


19.0


22.0


24.0


FILL: SILTY SAND, (SM) brown, fine grained, moist, dense


- becomes medium dense


- becomes medium dense to dense, with silt layers


SILTY SAND WITH GRAVEL, (SM) tan and brown, fine grained, moist, very dense, cemented


POORLY GRADED GRAVEL WITH SILT AND SAND, (GP-GM) light brown, moist, very dense


- Borehole terminated at ~24' BGS due to auger refusal
- Groundwater not encountered at time of drilling
- Referenced elevations are approximate and based on Grading Exhibit for Clearwater Creek
Phase 12 prepared by PLS Engineering


Bottom of borehole at 24.0 feet.


NOTES Approx. GPS Coords.: 46°12'41.79"N, 119°14'40.96"W


LOGGED BY BWB


DRILLING METHOD Mobile B-53 w/ HSA and Rope & Cathead


DRILLING CONTRACTOR Johnson Exploration Drilling


CHECKED BY KAH


DATE STARTED 7/24/20 COMPLETED 7/24/20


AT TIME OF DRILLING ---


AT END OF DRILLING ---


AFTER DRILLING ---
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BORING NUMBER B-1


CLIENT Hayden Homes


PROJECT NUMBER 220-1269


PROJECT NAME Clearwater Creek Lot 9 Residential Dev.


PROJECT LOCATION Center Pkwy & Steptoe St, Richland, 


WA GROUND ELEVATION 533.5 ft HOLE SIZE 6 
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11-18-21
(39)


13-19-25
(44)


18-24-29
(53)


19-25-31
(56)


9-9-11
(20)


SM


26.0


FILL: SILTY SAND, (SM) light brown, fine grained, moist, medium dense to dense


- becomes dense


- becomes very dense


- becomes medium dense


- Borehole terminated at ~26' BGS due to auger refusal
- Groundwater not encountered at time of drilling
- Referenced elevations are approximate and based on Grading Exhibit for Clearwater Creek
Phase 12 prepared by PLS Engineering


Bottom of borehole at 26.0 feet.


NOTES Approx. GPS Coords.: 46°12'36.24"N, 119°14'40.67"W


LOGGED BY BWB


DRILLING METHOD Mobile B-53 w/ HSA and Rope & Cathead


DRILLING CONTRACTOR Johnson Exploration Drilling


CHECKED BY KAH


DATE STARTED 7/24/20 COMPLETED 7/24/20


AT TIME OF DRILLING ---


AT END OF DRILLING ---


AFTER DRILLING ---
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BORING NUMBER B-2


CLIENT Hayden Homes


PROJECT NUMBER 220-1269


PROJECT NAME Clearwater Creek Lot 9 Residential Dev.


PROJECT LOCATION Center Pkwy & Steptoe St, Richland, WA 


GROUND ELEVATION 530 ft HOLE SIZE 6 inches 


GROUND WATER LEVELS:
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16-26-30
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(66)


10-18-28
(46)


SM


SP


23.0


25.0


FILL: SILTY SAND, (SM) light brown, fine grained, moist, dense


- becomes very dense


POORLY GRADED SAND WITH GRAVEL, (SP) brown, fine to coarse grained, damp, dense,
(APPARENT NATIVE)


- Borehole terminated at ~25' BGS due to auger refusal
- Groundwater not encountered at time of drilling
- Referenced elevations are approximate and based on Grading Exhibit for Clearwater Creek
Phase 12 prepared by PLS Engineering


Bottom of borehole at 25.0 feet.


NOTES Approx. GPS Coords.: 46°12'34.07"N, 119°14'39.36"W


LOGGED BY BWB


DRILLING METHOD Mobile B-53 w/ HSA and Rope & Cathead


DRILLING CONTRACTOR Johnson Exploration Drilling


CHECKED BY KAH


DATE STARTED 7/24/20 COMPLETED 7/24/20


AT TIME OF DRILLING ---


AT END OF DRILLING ---


AFTER DRILLING ---
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BORING NUMBER B-3


CLIENT Hayden Homes


PROJECT NUMBER 220-1269


PROJECT NAME Clearwater Creek Lot 9 Residential Dev.


PROJECT LOCATION Center Pkwy & Steptoe St, Richland, WA 


GROUND ELEVATION 531 ft HOLE SIZE 6 inches 


GROUND WATER LEVELS:
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519.5


SM


10.0


FILL: SILTY SAND, (SM) light brown, fine grained, dry to moist, appears medium dense


- Groundwater not encountered at time of excavation
- Referenced elevations are approximate and based on Grading Exhibit for Clearwater Creek Phase 12
prepared by PLS Engineering


Bottom of test pit at 10.0 feet.


NOTES Approx. GPS Coords.: 46°12'38.91"N, 119°14'42.76"W


GROUND ELEVATION 529.5 ft


LOGGED BY BWB


EXCAVATION METHOD CAT 420E Backhoe


EXCAVATION CONTRACTOR TTap Construction GROUND WATER LEVELS:


CHECKED BY KAH


DATE STARTED 8/7/20 COMPLETED 8/7/20


AT TIME OF EXCAVATION ---


AT END OF EXCAVATION ---


AFTER EXCAVATION ---


TEST PIT SIZE 30 x 72 inches
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TEST PIT NUMBER TP-1


CLIENT Hayden Homes


PROJECT NUMBER 220-1269


PROJECT NAME Clearwater Creek Lot 9 Residential Dev.


PROJECT LOCATION Center Pkwy & Steptoe St, Richland, WA
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522.0


SM


10.0


FILL: SILTY SAND, (SM) light brown, fine grained, dry to moist, appears medium dense


- Groundwater not encountered at time of excavation
- Referenced elevations are approximate and based on Grading Exhibit for Clearwater Creek Phase 12
prepared by PLS Engineering


Bottom of test pit at 10.0 feet.


NOTES Approx. GPS Coords.: 46°12'39.28"N, 119°14'38.93"W


GROUND ELEVATION 532 ft


LOGGED BY BWB


EXCAVATION METHOD CAT 420E Backhoe


EXCAVATION CONTRACTOR TTap Construction GROUND WATER LEVELS:


CHECKED BY KAH


DATE STARTED 8/7/20 COMPLETED 8/7/20


AT TIME OF EXCAVATION ---


AT END OF EXCAVATION ---


AFTER EXCAVATION ---


TEST PIT SIZE 30 x 72 inches
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TEST PIT NUMBER TP-2


CLIENT Hayden Homes


PROJECT NUMBER 220-1269


PROJECT NAME Clearwater Creek Lot 9 Residential Dev.


PROJECT LOCATION Center Pkwy & Steptoe St, Richland, WA
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522.5


SM


10.0


FILL: SILTY SAND, (SM) light brown, fine grained, dry to moist, appears medium dense to dense


- Groundwater not encountered at time of excavation
- Referenced elevations are approximate and based on Grading Exhibit for Clearwater Creek Phase 12
prepared by PLS Engineering


Bottom of test pit at 10.0 feet.


NOTES Approx. GPS Coords.: 46°12'37.39"N, 119°14'36.62"W


GROUND ELEVATION 532.5 ft


LOGGED BY BWB


EXCAVATION METHOD CAT 420E Backhoe


EXCAVATION CONTRACTOR TTap Construction GROUND WATER LEVELS:


CHECKED BY KAH


DATE STARTED 8/7/20 COMPLETED 8/7/20


AT TIME OF EXCAVATION ---


AT END OF EXCAVATION ---


AFTER EXCAVATION ---


TEST PIT SIZE 30 x 72 inches
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TEST PIT NUMBER TP-3


CLIENT Hayden Homes


PROJECT NUMBER 220-1269


PROJECT NAME Clearwater Creek Lot 9 Residential Dev.


PROJECT LOCATION Center Pkwy & Steptoe St, Richland, WA
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KKEEYY  CCHHAARRTT  


 


N G Kennewick, Yakima, Spokane, Hermiston (OR) 


Conditions shown on boring and testpit logs represent our observations at the time and location of the fieldwork, modifications based on lab test, analysis, and geological 
and engineering judgment. These conditions may not exist at other times and locations, even in close proximity thereof.  This information was gathered as part of our 
investigation, and we are not responsible for any use or interpretation of the information by others. 


RELATIVE DENSITY OR CONSISTENCY VERSUS SPT N-VALUE 
COARSE-GRAINED SOILS FINE-GRAINED SOILS 


DENSITY N (BLOWS/FT) FIELD TEST CONSISTENCY N (BLOWS/FT) FIELD TEST 


Very Loose 0 – 4 Easily penetrated with ½-inch reinforcing 
rod pushed by hand Very Soft 0 – 2 Easily penetrated several inches by 


thumb 


Loose 4 – 10 Difficult to penetrate with ½-inch 
reinforcing rod pushed by hand Soft 2 – 4 Easily penetrated one inch by thumb 


Medium -Dense 10 – 30 Easily penetrated with ½-inch rod driven 
with a 5-lb hammer Medium-Stiff 4 – 8 Penetrated over ½-inch by thumb with 


moderate effort 


Dense 30 – 50 Difficult to penetrate with ½-inch rod 
driven with a 5-lb hammer Stiff 8 – 15 Indented about ½-inch by thumb but 


penetrated with great effort 
Very Stiff 15 – 30 Readily indented by thumb 


Very Dense > 50 penetrated only a few inches with ½-inch 
rod driven with a 5-lb hammer Hard > 30 Indented with difficulty by thumbnail 


 
USCS SOIL CLASSIFICATION 


MAJOR DIVISIONS GROUP DESCRIPTION 
 GW Well-graded Gravel Gravel 


(with little or no fines)  GP Poorly Graded Gravel 


 GM Silty Gravel 


Gravel and 
Gravelly Soils 
<50% coarse 


fraction passes      
#4 sieve 


Gravel 
(with >12% fines)  GC Clayey Gravel 


 SW Well-graded Sand Sand 
(with little or no fines)  SP Poorly graded Sand 


 SM Silty Sand 


Coarse-
Grained 
Soils 
 
<50% 
passes #200 
sieve 


Sand and 
Sandy Soils 
>50% coarse 


fraction passes      
#4 sieve 


Sand 
(with >12% fines)  SC Clayey Sand 


 ML Silt 


 CL Lean Clay 
Silt and Clay 


Liquid Limit < 50 
 OL Organic Silt and Clay (low plasticity) 


 MH Inorganic Silt 


 CH Inorganic Clay 


Fine-
Grained 
Soils 
 
>50% 
passes #200 
sieve 


Silt and Clay 
Liquid Limit > 50 


 OH Organic Clay and Silt (med. to high plasticity) 


Highly Organic Soils  PT Peat  Top Soil 


 
MODIFIERS    MOISTURE CONTENT 


DESCRIPTION RANGE  DESCRIPTION FIELD OBSERVATION 
Trace <5%  Dry Absence of moisture, dusty, dry to the touch 
Little 5% – 12%  Moist Damp but not visible water 
Some >12%  Wet Visible free water 


 
MAJOR DIVISIONS WITH GRAIN SIZE 


SIEVE SIZE 
  12” 3” 3/4” 4 10 40 200 


GRAIN SIZE (INCHES) 
   12 3 0.75 0.19 0.079 0.0171 0.0029 


Gravel Sand 
Boulders Cobbles  


Coarse Fine Coarse Medium Fine 
Silt and Clay 


 


LOG SYMBOLS 


 2S 2” OD Split 
Spoon (SPT) 


 3S 3” OD Split 
Spoon 


 NS Non-Standard 
Split Spoon 


 ST Shelby Tube 


 CR Core Run 


 BG Bag Sample 


 TV Torvane 
Reading 


 PP Penetrometer 
Reading 


 NR No Recovery 


 


 
GW Groundwater 


Table 


 
SOIL 


CLASSIFICATION 
INCLUDES 


1. Group Name 


2. Group Symbol 


3. Color 


4. Moisture content 


5. Density / consistency 


6. Cementation 


7. Particle size (if applicable) 


8. Odor (if present) 


9. Comments 







 


 
 
 
 
 
 
 
 
 
 


Appendix III 
Site & Exploration Photographs 







 
Drilling at B-3, looking southeast 


 
Excavation of TP-1, looking north 


 
Exposed subsurface soil profile within TP-2 


 
Excavation of TP-3, looking southeast 


PLATE 1: SITE & EXPLORATION PHOTOGRAPHS                                                                                       PROJECT NO. 219-1269 
 
 
 
 
 
 
 







Appendix IV 
Previous Lot 9 Grading Plan 
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BENTON COUNTY, WASHINGTON


Developer:


Hayden Homes


2464 SW Glacier Place, Suite 110


Redmond, OR 97756


Contact: Brian Thoreson


Ph. (509) 492-0153


e-mail: bthoreson@Hayden-Homes.com


Project Engineer:


PLS Engineering


Travis Johnson


2008 C Street


Vancouver, WA 98663


Ph. (360) 944-6519 Fax (360) 944-6539


e-mail: travis@plsengineering.com


Boundary and topographic information


prepared by Stratton Surveying, 2013.


Temporary Benchmark is a BLM Brass Cap


located in the SW corner of Section 36,


elevation is 552.46', NAVD 88 Datum.


NOT TO SCALE


VICINITY MAP     


SITE


CALL TWO WORKING DAYS


BEFORE YOU DIG


811


Hot Mix Asphalt (HMA)


Hatching Legend


Linetype Legend


Extg Sanitary Sewer Pipe


Symbol Legend


Proposed Catch Basin


Proposed Storm Cleanout


Proposed Storm Manhole


Proposed Sanitary Manhole


Existing Water Valve


Existing Fire Hydrant


Existing Power Pole


Existing Water Meter


Existing Electrical Pedestal


Existing Sanitary Manhole


Existing Storm Manhole


Existing Catch Basin


Existing Telephone Pad


Existing Cleanout


Existing Area Drain


Proposed Area Drain


Proposed Centerline


Proposed Right-of-way


Proposed Sawcut Line


Proposed Contour


Proposed Easement


253


Proposed Curb & Gutter


Proposed Edge Of Pav't


Proposed Sidewalk


Proposed Property Line


Proposed Type 2 Catch Basin


Proposed Sanitary Cleanout


Proposed Water Meter


Proposed Water Backflow Device


Proposed Water Bend Tee W/valve


Proposed Water Bend Tee W/tb


Proposed Fire Hydrant


Proposed Water Bend W/tb


Proposed Water Valve


Proposed 2" Blow Off Assembly


Extg Storm Sewer Pipe


Extg Water Pipe


Extg Telephone Line


Extg Irrigation Line


Extg Electric Line


Extg Cable Tv Line


Extg Gas Line


Existing Centerline


Existing Curb


Existing Lot Line


Existing Gravel road


Existing Right-of-way


Existing Fence


Existing Property Line


Existing Utility Easement


Existing Contour


253


Proposed Sanitary Sewer Pipe


Proposed Storm Rain Drain


Proposed Water Lateral


Proposed Water Pipe


Proposed Storm Pipe


Proposed Lot Line


Existing Type 2 Catch Basin


Proposed Street Luminaire


Proposed Electrical Disconnect


Proposed Street Light JBox


Proposed Electrical Vault


D


J


Sheet Index


Cover Sheet


Grading & Erosion Control Plan


1.


2.


Proposed Irrigation Meter


Proposed Electrical Pedestal
P


Proposed Irrigation Pipe


Proposed Irrigation Lateral


Proposed Cement Concrete


General Notes


1. All materials and workmanship shall be in conformance with


the latest revision of the City of Richland Standard Specifications


and Details and the current edition of the State of Washington


Standard Specifications for Road, Bridge, and Municipal


Construction. Please confirm that you have the latest set of


standard specs and details by visiting the City’s web page.


2. Any work within the public right-of-way, utility easement, or


involving the construction of public infrastructure will require the


applicant to obtain a right-of-way permit prior to construction.  A


plan review and inspection fee in the amount equal to 5% of the


construction costs of the work that will be   accepted as public


infrastructure or is within the Right-of-Way or easement will be


collected at the time the permit is issued.


3. A stamped, itemized   Engineers estimate (Opinion of


probable cost) shall be used to calculate the 5% fee.


4. When construction of the infrastructure has been substantially


completed, the applicant shall provide 3 mil mylar record


drawings to the City, and also an electronic copy of said record


drawings in a format compliant with the City’s CADD software.


The mylar record drawings shall be stamped by a professional


Engineer and shall be submitted and approved by the City before


the final punchlist inspection will be performed. All final punchlist


items shall be completed or financially guaranteed prior to


recording of the final plat. Mylar record drawings of the street


lights are also required prior to the final inspection.


5. No work on this project shall commence until a City of


Richland right-of-way construction permit has been issued.


6. All traffic control devices shall be in accordance with the


“Manual on Uniform Traffic Control Devices for Streets and


Highways.”


7. The contractor and all sub-contractors shall be licensed by the


State of Washington and bonded to do work in the public


right-of-way.


8. The contractor and all sub-contractors shall have a current


City of Richland business license.


9. The contractor shall be responsible for any and all


construction deficiencies for a period of one-year from the date


of acceptance by the City of Richland.


10. The contractor shall be required to call 1-800-424-5555 or


“811” a minimum of two working days prior to commencing any


excavation activities to determine field locations of all


underground utilities.


11. Any changes or modifications to the project plans shall first


be approved by the City Engineer or his representative.


13. The face of curb shall be stamped at all utility crossings,


main lines and service lines as follows:


          “S” – Sanitary Sewer               “I” – Irrigation “G” – Gas


          “W” – Water “C” – Conduits   “D” – Storm Drain


14. All fire hydrants and guard posts shall be painted OSHA


Safety Yellow, quickset enamel no. 3472 hydrant yellow as


manufactured by Farwest Paint Manufacturing Company or


approved equal.  PAGE 14 latest revision: May 17, 2010.


15. Fire hydrants and street lights shall be installed at 2-feet


behind the back of sidewalk to the face of equipment where the


sidewalk is adjacent to the curb and 6-feet behind the back of


curb where the sidewalk is not adjacent to the curb unless


otherwise noted on the plans.


16. Any damaged or badly deteriorated concrete curb, gutter and


sidewalk within public right of way shall be removed and


replaced. This includes any curb damaged by construction


equipment during the project.


17. 2-inches of crushed gravel shall be placed and compacted


beneath all sidewalks prior to placement of concrete.


18. All storm drainage manholes shall be constructed with a


“sump” in the bottom of them, in accordance with the standard


details.


19. Irrigation valve boxes or lids within the roadway or public


Right-of-Way need to be per City of Richland spec: “Rich 931”


cast iron lid shall have “Irr” cast into top.


20. A minimum horizontal separation of ten-feet shall be


maintained between water mains and sewer mains and service


lines. Water mains should cross over the top of sewer mains


with a minimum vertical separation of 18-inches. Any crossing


with a vertical separation of less than 18” or any crossing in


which the water main crosses below the sewer main shall be in


accordance with Washington State Department of Ecology


standards. Pressurized sewer mains shall NOT cross over


potable water mains in any case. If a minimum vertical


separation of 12” cannot be maintained between mainline pipes,


CDF or concrete shall be used as backfill in place of native soils


or gravel.


21. Residential sewer services shall be 4-inches in diameter


and shall extend 10-feet beyond the right-of-way into the lot.


The end shall be marked with a marker post installed in


accordance with City standard details.


22. Residential water services shall be 1-inch in diameter and


shall extend 1-foot beyond the back of sidewalk through the


curb stop. The end shall be marked with a marker post installed


in accordance with City standard details.


23. The contractor shall take any necessary means to keep


from tracking mud and debris out onto the existing streets, and


shall also keep mud and any other debris from his site from


entering the existing public storm drainage system.


24. The contractor shall supply a dust control plan prior to


starting work in accordance with RMC chapter 9.16.046, section


J.


25. All disturbed areas shall be hydro-seeded at the


completion of the project.


26. The contractor shall take care to prevent construction site


runoff from the entering into the City’s stormwater system, in


accordance with RMC Chapter 16.05. Construction materials


that may introduce sediment into the stormwater system may


not be stockpiled in the street. Such materials may include but


not be limited to: construction materials, soil, sand, gravels, etc.


27.  All permanent survey monuments existing on the project


site shall be protected.  If any monuments are destroyed by the


proposed construction, the contractor shall retain a professional


land surveyor to replace the monuments and file a copy of the


record survey with the City.


A.  No survey monument shall be removed or destroyed


(the physical disturbance or covering of a monument such that


the survey point is no longer visible or readily accessible) before


a permit is obtained from the Department of Natural Resources


(DNR). WAC 332-120-030(2) states "It shall be the


responsibility of the governmental agency or others performing


construction work or other activity (including road or street


resurfacing projects) to adequately search the records and the


physical area of the proposed construction work or other activity


for the purpose of locating and referencing any known or


existing survey monuments." (RCW 58.09.130).


B.  Any person, corporation, association, department, or


subdivision of the state, county or municipality responsible for


an activity that may cause a survey monument to be removed


or destroyed shall be responsible for ensuring the the original


survey point is perpetuated (WAC 332-120-030(2)).


C.  Survey monuments are those monuments marking


local control points, geodetic control points, and land boundary


survey corners. (WAC 332-120-030(3)).


City of Richland


Approved - Building Dept. Date
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CALL TWO WORKING DAYS


BEFORE YOU DIG


811


CALL TWO WORKING DAYS


BEFORE YOU DIG


811


City of Richland


Approved - Building Dept. Date


Unadjusted Volumes


Fill


Cut


85,327 CY


107,506 CY


Catch Basin Silt Barrier


    NTS


CHICKEN WIRE


OVERLAY (OPTIONAL)


4'x4' PILLOW &


SHEET USED AS


ANCHOR


FILTERED


WATER


CHICKEN WIRE


OVERLAY (OPTIONAL)


INLET


(TYP)


WRAP GRATE


W/GEOTEXTILE


EROSION CONTROL


FILTER FABRIC


SEDIMENT


SECTION A-A


WITH SEDIMENT


RUNOFF WATER


AC PAV'T


TYPICAL


4
'


4'


ANCHOR


SHEET USED AS


4'x4' PILLOW &


AA


Note:


(astm-d191 or equal) pillow.


filter inside polyester fabric


Use 15-16 lbs of wood chip


SITE GRADING


The Contractor shall follow recommendations within the geotechnical report by GN


Northern, Inc. dated November 2013 and Appendix J, 2012 International Building Code.


The entire site is to be mowed and stripped to remove all grass, roots, organic soil, and


construction fill debris prior to the beginning of any grading operations.  The contractor


shall salvage and stockpile enough select topsoil to accommodate landscaping needs.


Following stripping and grubbing, the exposed soils shall be proof rolled to reveal weak,


organic, or other unsuitable soils.  Unsuitable soils shall be excavated to firm ground


and filled to grade with suitable native or structural fill.


Exposed subgrade soils on areas to receive structural fill should be scarified to a depth


of 12 inches.


Fill areas shall be structurally filled with surplus suitable materials from cut areas or


imported structural fill.  Fill materials should be free of organics and rock fragments in


excess of 6" in dimension.


At the end of the grading operation, the stockpiled strippings shall be distributed on the


landscape areas in a compacted depth not to exceed 12" and shall contain no organic


material (wood, large roots, sagebrush, etc.).


All deleterious materials generated during site grading and strippings not utilized in the


final ground cover operation shall be hauled from the site to a contractor provided waste


site.


Any excess material not required to complete the grades shown on the plans will be


placed in a location chosen by the Owner.  The contractor shall coordinate with the


owner for the placement of these materials.


All surfaces shall be graded smooth and free of irregularities that might accumulate


surface water.


All grading operations and disturbed surface stabilization shall be in accordance with the


project Erosion Control Plan.


If grading operations take place prior to issuance of a City Right-of-Way construction


permit, then compactions tests within the future Right-of-Way shall be taken per City


specifications and results provided to the City at the pre-con meeting.


EROSION CONTROL STANDARD NOTES:


Approval of this ESC plan does not constitute an approval of permanent road or


drainage design (e.g. size and location of roads, pipes, restrictors, channels, retention


facilities, utilities, etc.).


The implementation of these ESC plans and the construction,


maintenance, replacement, and upgrading of these ESC facilities is the responsibility of


the applicant/contractor until all construction is completed and approved and


vegetation/landscaping is established.


The boundaries of the clearing limits shown on this plan shall be clearly flagged in the


field prior to construction. During the construction period, no disturbance beyond the


flagged clearing limits shall be permitted. The flagging shall be maintained by the


applicant/contractor for the duration of construction.


The ESC facilities shown on this plan must be constructed in conjunction with all


clearing and grading activities, and in such a manner as to insure that sediment and


sediment laden water do not enter the drainage system, roadways, or violate applicable


water standards.


The ESC facilities shown on this plan are the minimum requirements for anticipated site


conditions. During the construction period, these ESC facilities shall be upgraded as


needed for unexpected storm events and to ensure that sediment and sediment-laden


water do not leave the site.


The ESC facilities shall be inspected daily by the applicant/contractor and maintained as


necessary to ensure their continued functioning.


The ESC facilities on inactive sites shall be inspected and maintained a minimum of


once a month or within the 48 hours following a major storm event.


At no time shall more than one foot of sediment be allowed to accumulate within a


trapped catch basin. All catch basins and conveyance lines shall be cleaned prior to


paving. The cleaning operation shall not flush sediment laden water into the


downstream system.


Stabilized construction entrances shall be installed at the beginning of construction and


maintained for the duration of the project.


Additional measures may be required to ensure that all paved areas are kept clean for


the duration of the project.


By the end of each work day, sweep or scrape up soil tracked onto


the road.  Do NOT hose into storm drain system.


Contractor to provide dust control, but limit watering as to not cause sediment-laden


runoff.


See COR Std detail(s) S16.


All disturbed areas shall be hydroseeded at the completion of the project.


SITE MONUMENTS


All permanent survey monuments existing on the project site shall be protected.  If any


monuments are destroyed by the proposed construction, the contractor shall retain a


professional land surveyor to replace the monument(s), sign, seal and file a permit with


DNR and file a copy of the record survey with the City.


No survey monument shall be removed or destroyed (the physical disturbance or


covering of a monument such that the survey point is no longer visible or readily


accessible) before a permit is obtained from the Department of Natural Resources


(DNR). WAC 332-120-030(2) states "It shall be the responsibility of the governmental


agency or others performing construction work or other activity (including road or street


resurfacing projects) to adequately search the records and the physical area of the


proposed construction work or other activity for the purpose of locating and referencing


any known or existing survey monuments." (RCW 58.09.130).


Any person, corporation, association, department, or subdivision of the state, county or


municipality responsible for an activity that may cause a survey monument to be


removed or destroyed shall be responsible for ensuring the original survey point is


perpetuated (WAC 332-120-030(2)).


Survey monuments are those monuments marking local control points, geodetic control


points, and land boundary servey corners. (WAC 332-120-030(3)).


Construction Notes:


1. Slopes that are supporting right-of-ways shall be no steeper than 2:1 slope


2. Per WSDOT requirements; a landing area 4 feet wide and no steeper than 3:1 is


    required immediately behind the back of sidewalk.


Developer:


Hayden Homes


2464 SW Glacier Place, Suite 110


Redmond, OR 97756


Contact: Brian Thoreson


Ph. (509) 492-0153


e-mail: bthoreson@Hayden-Homes.com


Project Engineer:


PLS Engineering


Travis Johnson


2008 C Street


Vancouver, WA 98663


Ph. (360) 944-6519 Fax (360) 944-6539


e-mail: travis@plsengineering.com


Boundary and topographic information


prepared by Stratton Surveying, 2013.


Temporary Benchmark is a BLM Brass Cap


located in the SW corner of Section 36,


elevation is 552.46', NAVD 88 Datum.
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Appendix V 
NRCS Soil Survey 


 







United States
Department of
Agriculture


A product of the National
Cooperative Soil Survey,
a joint effort of the United
States Department of
Agriculture and other
Federal agencies, State
agencies including the
Agricultural Experiment
Stations, and local
participants


Custom Soil Resource 
Report for
Benton County 
Area, Washington
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Conservation
Service
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Custom Soil Resource Report
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Benton County Area, Washington


EsA—Esquatzel fine sandy loam, 0 to 2 percent slopes


Map Unit Setting
National map unit symbol: 2bc1
Elevation: 300 to 2,900 feet
Mean annual precipitation: 6 to 12 inches
Mean annual air temperature: 48 to 54 degrees F
Frost-free period: 130 to 200 days
Farmland classification: Prime farmland if irrigated


Map Unit Composition
Esquatzel and similar soils: 90 percent
Estimates are based on observations, descriptions, and transects of the mapunit.


Description of Esquatzel


Setting
Landform: Flood plains
Parent material: Alluvium


Typical profile
H1 - 0 to 11 inches: fine sandy loam
H2 - 11 to 44 inches: silt loam
H3 - 44 to 60 inches: stratified very fine sandy loam to silt loam


Properties and qualities
Slope: 0 to 2 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high 


(0.57 to 1.98 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Calcium carbonate, maximum content: 5 percent
Maximum salinity: Nonsaline to very slightly saline (0.0 to 2.0 mmhos/cm)
Available water capacity: High (about 11.8 inches)


Interpretive groups
Land capability classification (irrigated): 2e
Land capability classification (nonirrigated): 3e
Hydrologic Soil Group: B
Hydric soil rating: No


HeA—Hezel loamy fine sand, 0 to 2 percent slopes


Map Unit Setting
National map unit symbol: 2bcg
Elevation: 400 to 2,500 feet


Custom Soil Resource Report
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Mean annual precipitation: 6 to 10 inches
Mean annual air temperature: 52 to 54 degrees F
Frost-free period: 150 to 200 days
Farmland classification: Farmland of statewide importance


Map Unit Composition
Hezel and similar soils: 90 percent
Estimates are based on observations, descriptions, and transects of the mapunit.


Description of Hezel


Setting
Landform: Terraces
Parent material: Eolian sands over silty lacustrine deposits


Typical profile
H1 - 0 to 3 inches: loamy fine sand
H2 - 3 to 16 inches: loamy fine sand
H3 - 16 to 60 inches: stratified fine sandy loam to silt loam


Properties and qualities
Slope: 0 to 2 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Somewhat excessively drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high (0.20 


to 0.57 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Calcium carbonate, maximum content: 20 percent
Maximum salinity: Nonsaline to very slightly saline (0.0 to 2.0 mmhos/cm)
Available water capacity: High (about 9.1 inches)


Interpretive groups
Land capability classification (irrigated): 3e
Land capability classification (nonirrigated): 6e
Hydrologic Soil Group: C
Hydric soil rating: No


HeD—Hezel loamy fine sand, 2 to 15 percent slopes


Map Unit Setting
National map unit symbol: 2bch
Elevation: 400 to 2,500 feet
Mean annual precipitation: 6 to 10 inches
Mean annual air temperature: 52 to 54 degrees F
Frost-free period: 150 to 200 days
Farmland classification: Farmland of statewide importance


Map Unit Composition
Hezel and similar soils: 100 percent
Estimates are based on observations, descriptions, and transects of the mapunit.


Custom Soil Resource Report
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Description of Hezel


Setting
Landform: Terraces
Parent material: Eolian sands over silty lacustrine deposits


Typical profile
H1 - 0 to 3 inches: loamy fine sand
H2 - 3 to 16 inches: loamy fine sand
H3 - 16 to 60 inches: stratified fine sandy loam to silt loam


Properties and qualities
Slope: 2 to 15 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Somewhat excessively drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high (0.20 


to 0.57 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Calcium carbonate, maximum content: 20 percent
Maximum salinity: Nonsaline to very slightly saline (0.0 to 2.0 mmhos/cm)
Available water capacity: High (about 9.1 inches)


Interpretive groups
Land capability classification (irrigated): 4e
Land capability classification (nonirrigated): 6e
Hydrologic Soil Group: C
Hydric soil rating: No


Custom Soil Resource Report
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Cc: Brian Thoreson <bthoreson@Hayden-Homes.com>
Subject: Fw: 2025-07-04226 - CHANGE OF DECISION - RE: City of Richland, Project Tracking 2025-07-
04226

Good morning James,

Following up on your request, please see the attached geotech report which addresses the fill on site. 

Thank you,

Megan

Megan Norris| Forward Planning Manager 

250 SE Timber Avenue | Redmond, OR 97756 
P: 916.529.5691  
E: mnorris@hayden-homes.com 
Follow Us: Facebook | Instagram | LinkedIn | YouTube  

We Moved!
As of June 23rd, please note our new mailing address for Hayden Homes & Simplicity Homes:
250 SE Timber Ave, Redmond, OR 97756
We appreciate you taking a moment to update your records.

BRIAN THORESON| Senior Land Development Manager
HH-logo-setup-144 (2)

250 SE TIMBER AVE. | Redmond, OR 97756
P: 509.492.0153
E: bthoreson@hayden-homes.com
Follow Us: Facebook  |  Twitter  |  YouTube  |  LinkedIn  | Pinterest

From: MacNaughton, James (DAHP) <james.macnaughton@dahp.wa.gov>
Sent: Wednesday, July 30, 2025 10:54 AM
To: Megan Norris <mnorris@hayden-homes.com>; Stevens, Mike <mstevens@ci.richland.wa.us>
Cc: Brian Thoreson <bthoreson@Hayden-Homes.com>; 'Ashley M. Morton' <AshleyMorton@ctuir.org>; Jessica
Lally <Jessica_Lally@Yakama.com>; Casey Barney <casey_barney@yakama.com>; Robert Brunoe
<robert.brunoe@ctwsbnr.org>

https://www.hayden-homes.com/
https://www.greatplacetowork.com/certified-company/7053067#:~:text=96%25%20of%20employees%20at%20Hayden,a%20typical%20U.S.-based%20company.&text=Source:%20Great%20Place%20To%20Work%C2%AE%202021%20Global%20Employee%20Engagement%20Study.&text=I%20feel%20good%20about%20the%20ways%20we%20contribute%20to%20the%20community.&text=People%20care%20about%20each%20other%20here.
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https://www.pinterest.com/haydenhomes/


[WARNING] This email WAS NOT sent by a Hayden Homes employee. Do not click on links or
open attachments from this sender unless you are expecting them and know their content is safe.
Call the sender to verify!

James MacNaughton, MSc, RPA (He/Him)
Local Government Archaeologist
Email:  James.MacNaughton@dahp.wa.gov
Mobile: (360) 280-7563 | Main Office: (360) 586-3065
Hours: 7AM – 3:30PM Monday to Friday

Subject: 2025-07-04226 - CHANGE OF DECISION - RE: City of Richland, Project Tracking 2025-07-04226

Good Morning, Megan

Thank you for providing clarifying information about this project.  Details like this are often not
available to the DAHP, and this sort of consultation is the heart of our work.  In response to
your bullet points:

1 – Pre-Contact sites, features, and artefacts are protected by Washington State Law,
regardless of their condition in the ground; undisturbed (in-situ), or scattered across a farmer’s
field by generations of plowing, these things are protected.
  1a – 30-40’ of fill would definitely obviate the need for survey; and would make even
archaeological monitoring unnecessary in all but the most involved development.
2 – That overpass would have been done under Federal authorization, but we do not have a
record of Section 106 (of 36 CFR 800) review of that project.  This could be for many reasons,
sometimes the regulatory agency simply forgets to send the reports to the State.
3 – I started work with the DAHP in November 2024.  Washington State Law changed in 2021,
and I have no way to know what regulations were in place in 2016 or 2020 regarding grading
permits, or what could have triggered SEPA review at that time.  All things being the same then
as today, I would still have requested CRS for your project.
  3a – In 2016 I was working for an R1 research university’s main library supervising student
workers, doing the odd lecture, and repairing books – a vocation that I cannot recommend
enough; the satisfaction of taking a ragged, worn-out thing and returning it to service with tight,
new binding and covers; torn pages repaired, providing its contents to the public again is hard
to beat.

So, as mentioned in my letter, the decision was made with the information available at the time
of its writing.  Therefore, if the past environmental surface is 30’ below its current elevation, the
DAHP will not be requesting any formal archaeological supervision of the project.  In a perfect
world, you would be able to provide a plan of a grading event that would show burial of the
original surface to depth.  I understand the nature of development though and I will accept your
word if no such document exists.  As always, we advise that an IDP is kept on-hand (Pre-
Contact features and artifacts are still protected if they are in fill), and that all crew are briefed
on what to do and who to call in the event of a discovery.

Your comments, photos – and hopefully a grading plan – will be put in the folder with rest of the
project documentation.  Thank you for consulting with DAHP.  If you have any other questions
about this please do not hesitate to contact me.

All Best

James

From: Megan Norris

https://ofm.wa.gov/sites/default/files/public/shr/Diversity/BRGs/RAIN%20Adding%20Pronouns%20to%20Your%20Signature%20Line%20FAQ.pdf
mailto:James.MacNaughton@dahp.wa.gov


           

Physical Address: 1110 Capitol Way South Suite 30, Olympia,
WA 98501
Mailing Address: PO Box 48343, Olympia, WA 98504-8343
www.dahp.wa.gov

<mnorris@hayden-homes.com>
Sent: Wednesday, July 30, 2025
9:57 AM
To: MacNaughton, James (DAHP)

<james.macnaughton@dahp.wa.gov>
Cc: Brian Thoreson <bthoreson@Hayden-Homes.com>
Subject: City of Richland, Project Tracking 2025-07-4226
 

External Email
Good morning James,
 
I left you a voicemail earlier in regards to your below letter.  We have some comments/questions
about your assessment stating that a cultural survey is needed on the site.

1. Of note, there has been years of disturbance to the property with estimates of nearly 30-40 feet
of fill that have been placed on the property.

2. We also believe disturbances were caused when Columbia Center Blvd overpass was
constructed over the train tracks.

3. In addition, we have been permitted to grade the site in 2016 as well as 2020.
 

Given all the disturbances, we request that with this additional information that you reconsider your
analysis.
 
Please also see Google Earth time lapse snap shots below.
 

http://www.dahp.wa.gov/




 
Google Earth imagery
 
1996
 

 
2011

 
2016 - grading permit



 
2020 - Grading permit

 
2025



 
Happy to discuss further.  You can reach me at the below number.
 
Thank you for your consideration,
 
Megan Norris
 
Megan Norris| Forward Planning Manager 

 
250 SE Timber Avenue | Redmond, OR 97756 
P: 916.529.5691  
E: mnorris@hayden-homes.com 
Follow Us: Facebook | Instagram | LinkedIn | YouTube  
 
We Moved!
As of June 23rd, please note our new mailing address for Hayden Homes & Simplicity Homes:
250 SE Timber Ave, Redmond, OR 97756
We appreciate you taking a moment to update your records.
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