
Agenda
Hearing Examiner Meeting
Thursday, September 22, 2016
City Hall Council Chamber | 505 Swift Boulevard

Hearing Examiner: Gary McLean
                        

Liaisons: Staff Liaison Development Services Manager Simon

Public Hearing – 6:00 p.m. 

Public Hearing Explanation: 

New Business – Public Hearing: 

    
1. SUP2016-100 An Application for a Special Use Permit 

Submitted by Rajiv Malhan to Construct a Car Wash in the Central Business District at 1225 Guyer 
Avenue.

    
2. Z2016-104 An Application Submitted by Cody Bender to Change the Zoning on 1.1 Acres From AG - 

Agricultural to C-3 - General Business on Property Located North of Van Giesen Street and East of 
Buckskin Lane.

Adjournment 

The next Hearing Examiner Meeting is October 27, 2016

This Meeting is broadcast live on CityView Channel 192 and online at CI.RICHLAND.WA.US/CITYVIEW

Richland City Hall is ADA accessible with special parking and access available at the entrance facing George Washington 
Way. Requests for sign interpreters, audio equipment, and/or other special services must be received 48 hours prior to 

the Hearing Examiner Meeting by calling the City Clerk’s Office at 942-7388.



HEARING EXAMINER AGENDA ITEM COVERSHEET

Meeting Date: 09/22/2016                                 Agenda Category: New Business – Public Hearing

Prepared By: Shane O'Neill, Senior Planner

Subject:
SUP2016-100 An Application for a Special Use Permit 
Submitted by Rajiv Malhan to Construct a Car Wash in the Central Business District at 1225 Guyer Avenue.

Department:
Community & Development Services 

Recommended Motion:
Staff recommends approval of the application subject to completion of recommended conditions included in the staff 
report.

Summary:
Rajiv Malhan has submitted an application to construct and operate an automatic car wash in the Central Business District. 
The location of the property is at 1225 Guyer Avenue. The attached staff report includes a description of the project and 
staff's recommendation of approval subject to completion of a list of recommended conditions.    

Attachments: 
1. Staff Report



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

  
 
GENERAL INFORMATION: 
 
 
PROPOSAL NAME: Richland Carwash Special Use Permit 
 
LOCATION: 1225 Guyer Ave. (south side of Guyer Avenue approx. 140-

feet west of George Washington Way)  
 

APPLICANT: Rajiv Malhan 
 
FILE NO.: SUP2016-100 
 
DESCRIPTION: Request to construct a 3,030 square foot carwash in the 

Central Business District.  
 
PROJECT TYPE: Type II Zoning Special Use Permit 
 
HEARING DATE: September 22, 2016 
 
REPORT BY: Shane O’Neill, Senior Planner 
 
RECOMMENDED 
ACTION:    Approval subject to completion of proposed conditions. 
 
 
 
 



SUP2016-100 Staff Report 
September 22, 2016 

Page 2 
 

 
Figure 1 - Vicinity Map 

 
 
DESCRIPTION OF PROPOSAL 
 
Mr. Rajiv Malhan has filed a special use permit application to construct and 
operate an automatic carwash on a 0.72 acre site within the Central Business 
District (CBD) zone. Under the provisions of the CBD zone carwashes require 
special use permit review and approval prior to locating in the district subject to 
the site and building design requirements of RMC 23.42.270.   
 
The carwash facility would be a single story 3,030 square foot building located on 
the north side of an irregularly shaped parcel fronting the south side of Guyer 
Avenue. Access to the site would be provided from the northeastern most corner 
of the site. Once on-site, cars would be routed south past the building to the 
drive-through lane. Off-street parking is proposed to be centrally located on the 
site between the carwash and the south property line. 
 
Vacuum machines would be provided adjacent to the carwash facility in the 
parking area. Car washes are a permitted use within the C-1 (Neighborhood 
Retail) zone.  
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HISTORY 
 
In 2009 the Central Business District (CBD) commercial zone was established 
and assigned to a cohesive area centrally located in Richland’s downtown core. 
In doing so, the CBD zone was applied to the subject vacant site addressed 1225 
Guyer Avenue.  Prior to expanding the CBD zone the subject site was zoned C-2 
(Retail Business) which lists carwashes as a permitted use subject to the same 
site and structural design criterial listed in RMC 23.42.270.  Ariel imagery dating 
back to 1994 indicate the site has been vacant since that time. Site inspection by 
city staff revealed weathered asphalt, indicating that at one time the site was 
largely paved for an undetermined land use which may have been nothing more 
than a parking area. 
 
 

 
Figure 2 – Comprehensive Plan 
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SITE DESCRIPTION & ADJACENT LAND USES 
 
The site consists of a single 0.72 acre parcel, fronting the south side of Guyer 
Avenue; lying approximately 135-feet west of George Washington Way. There 
are presently no improvements on the site. Adjoining property to the east 
contains a restaurant (without drive-thru window service). Parcels to the west and 
northwest contain large office buildings and associated parking lots. The City of 
Richland owns the land underlying these two office buildings addressed 1100 & 
1200 Jadwin Ave. Many of the office tenant spaces in the two buildings are 
vacant with the exception of a few occupied offices in the building addressed 
1100 Jadwin Ave. A natural drainage/seasonal creek runs through the office 
building parcels very near the southern parcel boundary of the subject site. This 
heavily vegetated drainage channel flows from north to south and then east into 
a culvert under George Washington Way. Portions of the office building site 
nearest to the subject site and proposed carwash contain natural vegetation and 
a parking lot which would help mitigate impacts generated by a carwash 
business. 
 
A segment of the Urban Greenbelt Trail (UGT) hugs the south property line of the 
site. The UGT is a pedestrian and bicycle pathway that forms a ring around and 
through the Central Business District connecting a series of city parks and open 
spaces. In this location the UGT is detached from public roadways. Staff does 
not feel that a carwash along the UGT would interfere with or disrupt trail users. 
 
The north side of the site is bordered by Guyer Avenue; across Guyer Ave. from 
the site is the Bali Hi Motel. This motel is a two-story building with parking directly 
adjacent to Guyer Avenue, bordering the entire Gyuer frontage. No barrier exists 
between the strip of motel parking and the edge of road. Motel guests must back 
into the north/eastbound traffic lane in order to exit parking stalls.   
 
Ariel images of the site and surrounding vicinity are shown in the vicinity map 
(Figure 1) on page 2 of this report.    
 
EXISTING ZONING 
 
With the exception of the drainage/creek which is zoned Parks & Public Facilities 
(PPF), all surrounding properties are identically zoned CBD.  
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Figure 3 – Zoning Map 

 
According to RMC 23.22.010(F), the central business district (CBD) is a special 
mixed use zoning classification designed to encourage the transformation of the 
central business district from principally a strip commercial auto-oriented 
neighborhood to a more compact development pattern. The central business 
district is envisioned to become a center for housing, employment, shopping, 
recreation, professional service and culture. The uses and development pattern 
will be integrated and complementary to create a lively and self-supporting 
district. Medium rise buildings will be anchored by pedestrian oriented storefronts 
on the ground floor with other uses including housing on upper floors. Projects 
will be well designed and include quality building materials. Appropriate private 
development will be encouraged via public investments in the streetscape and 
through reduction in off-street parking standards. Uses shall generally be 
conducted completely within an enclosed building, except that outdoor seating for 
cafes, restaurants, and similar uses and outdoor product display is encouraged. 
Buildings shall be oriented to the fronting street or access-way, to promote a 
sense of enclosure and continuity along the street or access-way. This zoning 
classification is intended for those portions of the city that are designated as 
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central business district, as well as some properties designated as commercial 
and waterfront, under the Richland comprehensive plan. 
 
CBD Performance Standards 
In order to assist in limiting the impact of commercial uses on adjoining 
neighborhoods, RMC 23.22.020(E) provides the following performance standards 
for all CBD uses: 
 
E. Central Business District. New buildings shall conform to the following design 

standards: 
1. The maximum setback area shall only be improved with pedestrian 

amenities including but not limited to: landscaping, street furniture, 
sidewalks, plazas, bicycle racks, and public art. 

2.  Building facades facing streets shall include: 
a. Glass fenestration on 50 percent to 80 percent of the ground 

floor of the building facade. A window display cabinet, work of 
art, decorative grille or similar treatment may be used to cover 
an opening for concealment and to meet this standard on those 
portions of the ground floor facade where the applicant can 
demonstrate that the intrusion of natural light is detrimental to 
the ground floor use. Examples of such uses include, but are 
not limited to, movie theaters, museums, laboratories, and 
classrooms. 

b. At least two of the following architectural elements: 
i. Awnings; 
ii. Wall plane modulation at a minimum of three feet for every 

wall more than 50 feet in length; 
iii. Pilasters or columns; 
iv. Bays; 
v. Balconies or building overhangs; or 
vi. Upper story windows (comprising a minimum of 50 

percent of the facade). 
3. At least one pedestrian, nonservice entrance into the building will be 

provided on each street frontage or provided at the building corner. 
4. Variation of exterior building material between the ground and upper floors 

of multi-story buildings. 
5. All buildings with a flat roof shall use a modulated height parapet wall for 

wall lengths greater than 50 feet. The modulation of parapet heights is 
encouraged to identify building entrances. 

6. All new buildings that utilize parapet walls shall include a projecting 
cornice detail to create a prominent edge. 

7. Public street and sidewalk improvements are required per Richland 
Municipal Code to implement approved street cross-sections. Curb cuts 
are encouraged to be located adjacent to property lines and shared with 
adjacent properties, via joint access agreement. 
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8. Service bays, loading areas, refuse dumpsters, kitchen waste receptacles, 
outdoor storage locations, and rooftop mechanical equipment shall be 
located away from public rights-of-way via site planning and screened 
from view with landscaping, solid screening or combination. 

9. Alternative Design. In the event that a proposed building and/or site does 
not meet the literal standards identified in this section, or the maximum 
setback standards set forth in RMC 23.22.040 or the maximum parking 
standards set forth in RMC 23.22.050, a project representative may apply 
to the Richland planning commission for a deviation from these site 
design standards. The Richland planning commission shall consider said 
deviation and may approve any deviation based on its review and a 
determination that the application meets the following findings: 

a. That the proposal would result in a development that offers 
equivalent or superior site design than conformance with the 
literal standards contained in this section; and 

b. The proposal addresses all applicable design standards of this 
section in a manner which fulfills their basic purpose and intent; 
and 

c. The proposal is compatible with and responds to the existing or 
intended character, appearance, quality of development and 
physical characteristics of the subject property and immediate 
vicinity.  

 
CBD Dimensional & Parking Standards 
The following standards apply in the C-1 zone per RMC 23.22.040: 
 
Front yard setback:  0-feet min., 20-feet max. 
Side yard setback:  0 feet  
Maximum building height: 110 feet 
 
Standards for Self-service and automatic carwashes. 
RMC Section 23.42.270 sets forth the following building and site design 
standards for car washes: 
 
A. Vehicular Access and Circulation. Design plans shall provide for the safe and 

efficient movement of vehicles entering, using and exiting the site; 
 
B. Sight and Sound Buffers and Landscaping. Design plans shall include the 

following provisions for sight and sound buffering and landscaping as 
appropriate: 

1. The minimum landscaping required shall be as set forth in RMC 
23.54.140, landscaping of parking facilities, except that no interior 
coverage is required; 

2. To help assure compatibility with adjoining uses, sight and sound 
buffers may be required as specified by the administrative official. 
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Where a proposed car wash has interior property lines adjoining a 
residential district or use, a minimum six-foot-high fence, constructed 
of masonry, wood, or wood slatted wire mesh, shall be constructed 
along said interior property lines, provided such fences shall comply 
with any required setbacks from adjoining streets; 

C. Building Design. Building design plans shall demonstrate to the administrative 
official’s satisfaction the following: 

1. That the building design, including a type and color of exterior materials, 
will be compatible and consistent with the architectural character of the 
surrounding area; 

2. That the height-to-width relationship/mass of a proposed building will be 
compatible and consistent with the surrounding area. 

 
Criteria for Evaluation of Special Use Permit Applications 
Section RMC 23.46.040 provides criteria for the Hearing Examiner to consider in 
the evaluation of a special use permit application. It states: 
 
The hearing body shall conduct an open record public hearing on an application 
for special use permit as required by RMC Title 19 for a Type III permit 
application. 
 
A. Any person may appear at the public hearing in person, or by agent or 

attorney. 
 

B. The hearing body shall make a finding that it is empowered under the section 
of this code described in the application to consider the application for the 
special use permit. 

 
C. The hearing body shall approve, approve with conditions or deny an 

application for a special use permit based on findings of fact with respect to 
the following criteria: 
1. The size and dimensions of the site provide adequate area for the 
proposed use; 

2. The physical conditions of the site, including size, shape, topography, and 
drainage, are suitable for the proposed development; 
3. All required public facilities necessary to serve the project have adequate 
capacity to serve the proposed project; 
4. The applicable requirements of this zoning regulation (RMC Title 23), the 
city comprehensive plan, the city sensitive area regulations (RMC Title 20), 
the city shoreline management regulations (RMC Title 26) and the city sign 
regulations (RMC Title 27) have been met; and 
5. Identified impacts on adjacent properties, surrounding uses and public 
facilities have been adequately mitigated. 
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D. The hearing body may impose conditions on the approval of a special use 

permit in addition to or above and beyond those required elsewhere in this 
title, which are found necessary to ensure the use is compatible with the 
public interest. These conditions may include, but are not limited to, the 
following: 
1. Limiting the hours, days, place and/or manner of operation; 
2. Requiring design features which minimize environmental impacts such as 
noise, vibration, air pollution, glare, odor and/or dust; 
3. Requiring additional setback areas, lot area and/or lot depth or width; 
4. Limiting the building height, size or lot coverage, and/or location on the site; 
5. Designating the size, number, location and/or design or vehicle access 
points; 
6. Requiring street right-of-way dedication and/or street improvement; 
7. Requiring additional landscaping, berms and/or screening of the proposed 
use and/or its parking or loading areas and designating the required size, 
height, type and/or location of fencing and landscaping materials; 
8. Limiting the number, size, location, height and/or lighting of signs. 
 

E. Violation of any conditions, requirements, and safeguards, when made a part 
of the terms under which the special use permit is granted, shall be deemed 
a violation of this code and punishable under RMC 23.70.270. 
 

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

 
RMC Section 23.46.025(A)(12) designates the Hearing Examiner as the hearing 
body responsible for conducting the review of special use permit applications for 
carwashes proposed in the Central Business District. 
 
PUBLIC NOTICE 
 
Application Date:       August 17, 2016 
Combined Notice of Application & Hearing Mailed:  September 2, 2016 
Combined Notice of Application & Hearing Posted:  September 7, 2016 
Public Hearing:       Sept. 22, 2016 
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A combined notice of application, SEPA determination and notice of hearing was 
provided through posting of the property, mailing of notice to property owners 
within 300 feet of the site and publication in the Tri-City Herald newspaper. 
Copies of the notices and affidavits are included in Exhibit 4.   
 
UTILITY AVAILABILITY 
 
The City has domestic water, sewer and electrical service lines in place to serve 
the site and have adequate capacity to supply the proposed project.  
 
TRANSPORTATION 
 
Guyer Avenue is classified as a local access street in the City’s Transportation 
Plan. As such, direct access from the site onto Guyer Avenue is permitted. It is 
foreseen that a majority of traffic entering the site will originate from George 
Washington Way which is classified as principal arterial roadway. Likewise, it is 
anticipated that most of the vehicles exiting the site will head to George 
Washington Way by way of Guyer Ave.  
 
Due to the site’s location the project will not be required to pay traffic impact fees.    
 
SEPA 
 
The project, by virtue of the fact that it requires a special use permit, also 
requires compliance with the provisions of the State Environmental Policy Act. 
The applicant filed an environmental checklist (Exhibit 5). City staff reviewed the 
checklist, plans and application materials and entered a Determination of Non-
Significance into the record on August 23, 2016 (Exhibit 6). 
 
AGENCY COMMENTS 
 
Project notification was provided to a standard list of agency contacts together 
with notice publication in the Tri-City Herald newspaper. Since the time of notice 
city staff have not received comments from any of the agencies nor from 
members of the community at large.  
 
PUBLIC COMMENTS 
 
At the time this report was prepared, the City received zero comment letters from 
the public relating to this project proposal. 
 
ANALYSIS 
 
The stated purpose of the Central Business District encourages the 
transformation of the district from principally a strip commercial auto-oriented 
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neighborhood to a more compact development pattern. The intent behind the 
CBD zone is aimed toward creating a pedestrian oriented and self-supporting 
environment.  
 
To that end, a self-supporting environment is one which provides a full range of 
services to residents of the vicinity. Developing such an environment is 
challenging when the area involved is bifurcated by a principal arterial roadway 
carrying over 40,000 vehicles per day, with residences on one side of the 
roadway and commercial business sites on the other. In this way the purpose of 
the relatively new CBD zone is at odds with the long-established nature of activity 
in the area to which the district is applied. But we can however, promote uses 
which provide services meeting the needs of people who routinely travel within 
the Central Business District. If the observed use of the district clearly includes 
automotive travel, as on George Washington Way, then inclusion of businesses 
serving the needs of motorists is necessary in developing a self-supporting 
zoning district.   
 
Barring any major traffic pattern revisions use of the CBD zone will continue to 
involve high volumes of vehicle traffic. In light of this it may be in the best interest 
of the public to allow certain businesses serving the needs of actual use patters 
occurring in the district.  
 
In terms of creating a compact development pattern, the proposal may be viewed 
as commercial infill; making use of a vacant tract of land which otherwise 
detracts from the aesthetic appeal of the area. Generally, development of this 
site with a new building meeting all of the design requirements imposed by the 
CBD zone together with conditionally required road frontage landscaping, will 
further enhance the CBD zone which emphasizes creating visual appeal.  
 
To summarize, though oriented toward serving automobiles, a carwash meeting 
design standards of the Central Business District may fit within concept of the 
district by serving the residents in the neighborhood in which it is located and by 
infilling a vacant parcel central to the district.  
 
All new construction within the Central Business District, regardless of the need 
for special permit review, is subject to a set of specific design criteria [RMC 
23.22.020(E)]. Many of the details required to be met cannot be specifically 
evaluated at this time as the applicant wishes to gain zoning approval prior to 
investing in architectural renderings illustrating full building elevations. In this 
instance staff feels it is appropriate to condition approval upon adherence to the 
aforementioned design standards to be reviewed during the building permit 
review stage.  During early consultations between city staff and the applicant, the 
applicant was made fully aware of the full set of design standards listed in the 
Current Zoning section of this report (page 6).    
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The criteria for the evaluation of a special use permit require review of the 
following factors: 
  
1. The size and dimensions of the site provide adequate area for the proposed 
use; 
The size of the property is adequate to support the proposed uses, as evidenced 
by the project’s conformity to building setbacks, off-street parking requirements 
and stacking lanes.  
 
2. The physical conditions of the site, including size, shape, topography, and 
drainage, are suitable for the proposed development; 
The irregular shape of the site presented some difficulties in fitting the proposed 
uses on the site during early consultations with staff, but after revising the initial 
draft site plan to eliminate an on-site coffee shop and by pushing the building 
forward to meet setback requirements a suitable site plan was developed (See 
Exhibit 2).  In terms of topography and so forth, the site is flat and does not 
present any unique or problematic circumstances in need of special attention or 
regulation.  
 
3. All required public facilities necessary to serve the project have adequate 
capacity to serve the proposed project; 
Water and sewer utility services are in place and has adequate capacity to serve 
the project. Electrical service of adequate capacity to serve a carwash are 
currently in place. The adjoining Guyer Avenue lacks complete right-of-way 
infrastructure. Roadway improvements including curb, gutter and sidewalk will be 
a requirement at the building permit stage of site development.  
  
4. The applicable requirements of this zoning regulation (RMC Title 23), the city 
comprehensive plan, the city sensitive area regulations (RMC Title 20), the city 
shoreline management regulations (RMC Title 26) and the city sign regulations 
(RMC Title 27) have been met;  
The application must be found to be consistent with Central Business District 
building and site design performance standards, Standards for Self-service and 
automatic carwashes (RMC Section 23.42.270) and to satisfy the criteria for the 
issuance of a special use permit. The site is not subject to the City’s sensitive 
area regulations, as no wetlands, steep slopes, geologically hazardous areas or 
floodplains are known to exist on the site. The site is also removed from any 
water bodies that are regulated under the Shoreline Management Act and so is 
not subject to shoreline management regulations. The application does not 
identify any proposed signs.   
 
5. Identified impacts on adjacent properties, surrounding uses and public facilities 
have been adequately mitigated. 
Based on the lack of comments received on this application, both from agencies 
and the public there are no additional areas of concern in need of special 
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regulating conditions beyond those imposed by CBD zoning performance 
standards. Aesthetic impacts will be addressed through the requirements of RMC 
23.22.020(E) and as conditioned herein. Impacts on public facilities will be 
addressed through the typical commercial building permit review process by city 
public works, building and energy services departments.  
 
Many aspects of the development related to building and site design can be 
addressed through existing provisions in the code. For example, the CBD 
performance standards include the following design requirements: glass 
fenestration on 50 – 80 percent of the ground floor of the building façade, a 
minimum of two architectural features and varying exterior building materials.  

 
In summary, staff holds that with the imposition of specific conditions of approval, 
the application meets the criteria for the issuance of a special use permit.  
 
RECOMMENDED CONDITIONS OF APPROVAL 
 

1. The project shall comply with all performance standards applicable to the 
Central Business District (CBD) zone set forth in RCM 23.22.020 (E); and 
 

2. Building finishes shall be in conformance with the standards of RMC 
Section 23.42.270; and 
 

3. The project shall developed in substantial conformance with the site plan 
submitted with this special use permit application dated February, 16, 
2016 with the exception of the trash enclosure shown. The final site plan 
must propose a revised trash enclosure location meeting City standards 
and may result in an alternate/additional point of egress; and  
 

4. Five (5) street trees shall be planted within the right-of-way between the 
sidewalk and the front property line. Trees shall be a minimum of six to 
eight feet in height and have a diameter at breast height (dbh) caliper of at 
least one and one-half inches at the time of planting. Diameter at breast 
height is measured at four and one-half feet from average grade within six 
feet of the tree trunk so as not to include mounding at the tree base; and  
 

5. The applicant shall install right-of-way infrastructure in accordance with 
civil plans prepared by a professional engineer for review and approval by 
the Richland Public Works Department; and 

 
6. The applicant shall place appropriate pavement markings and/or signage 

to direct traffic though the car wash facility; and 
 

7. A single freestanding sign meeting the standards of RMC Title 27 (Signs) 
is permitted on the property through the issuance of a City sign permit. 
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FINDINGS AND CONCLUSIONS 
Staff has completed its review of the request for a special use permit (SUP2016-
100) and recommends approval of the request subject to conformance to the 
conditions of approval identified above, based on the following findings: 
 
1. The applicant, Rajiv Malhan, has filed a special use permit application to 

locate and operate a carwash on the subject vacant site addresses 1225 
Guyer Avenue; 

2.  
3. The City of Richland Comprehensive Plan designates the subject site as 

suitable for commercial land uses; 
 

4. The subject site is located within the Central Business District (CBD) zone; 
 

5. In January of 2009 the City adopted Ordinance 04-09 which created a new 
Central Business District (CBD) zoning classification. Among other items, 
the CBD zoning classification is intended to encourage the transformation of 
the CBD from principally a strip commercial auto-oriented neighborhood to a 
more compact development pattern with buildings oriented to the fronting 
street; 
 

6. In 2009 the subject property was rezoned from Retail Business (C-2) to 
Central Business District (CBD). The previous C-2 zoning district permitted 
the operation of a car wash without the requirement for a special use permit; 
 

7. Carwashes are considered a special use, permitted through the issuance of 
a special use permit as stipulated in RMC 23.22.030, in the Central 
Business District by virtue of the fact that a land use relying specifically and 
exclusively upon automobile traffic generally runs counter to the pedestrian 
orientation of buildings and uses that are intended for the Central Business 
District as defined in the purpose statement of the CBD zone found in RMC 
Section 23.22.010(F).; 
 

8. Conclusion of Law  
Given the site is 135-feet west of George Washington Way, a principal 
arterial roadway carrying over 40,000 vehicles per day, provides 
adequate justification for an automotive oriented business within this 
immediate vicinity.  Further, the site is large enough to accommodate 
the proposed use without detrimentally impacting adjacent properties. 
 

9. Pursuant to RMC Section 23.46.010, the purpose of a special use permit is 
to provide opportunities to accommodate certain uses, which, by nature of 
use, intensity or general impact on an area, cannot be considered as a use 
of right within a zoning district; 
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10. RMC Section 23.42.270 requires self-service and automatic car washes to 

meet minimum standards regarding vehicular access and circulation; sight 
and sound buffers and building design; 

 
11. All uses within the CBD Central Business District are subject to the 

performance standards contained in RMC 23.22.020(E); 
 
12. Applications for special use permit are evaluated under the criteria 

contained in RMC 23.46.040; 
 

13. The Hearing Examiner is granted the authority to conduct the review of 
special use permit applications for carwashes in the CBD zone in RMC 
23.46.025(A)(12); 
 

14. A special use permit is classified as a Type II application under RMC 
19.20.030 and specifies that the Hearing Examiner shall make a final 
decision on an application unless appealed to City Council; 
 

15. Public notice of the application and hearing was provided via mail to 
surrounding land owners within 300 feet of the site; through the posting of 
a sign on-site and through a legal advertisement in the Tri-City Herald, all 
in accordance with the notice provisions contained in RMC 19.40.010; 
 

16. The applicant filed an environmental checklist, which was reviewed by City 
staff who entered a Determination on Non-Significance into the record on 
August 23, 2016. A 14 day comment period was provided to agencies with 
jurisdiction, thus satisfying the requirements of the State Environmental 
Policy Act; 
 

17. The site plan submitted by the applicant meets the requirements of RMC 
23.42.270 in that the site plan does provide for safe and efficient movement 
of vehicles entering and exiting the site.  Further, given the nature of the 
adjacent land uses, there is no need for sight and sound buffering.  In the 
absence of elevation renderings, building architecture requirements have not 
been evaluated;  
 

18. The proposed carwash is proposed to be setback 5 feet from the street 
right-of-way property line in accordance with the CDB performance 
standards contained in RMC 23.22.020(E); 
 

19. The proposed carwash would have 14 off-street parking spaces and so 
meets the parking standards identified in RMC 23.54.020(D); 
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20. The internal circulation of the site provides for vehicular stacking lanes 

that meet the requirements of RMC 23.54.020; 
 

21. The design of the project provides adequate stacking space internally 
within the site without creating a situation where vehicles would be waiting 
for service on public sidewalks or streets; 

 
22. The size of the property is adequate to support the proposed uses, as 

evidenced by the project’s conformity to building setbacks, off-street 
parking requirements and stacking lanes; 
 

23. Physical conditions of the site are suitable for the proposed development; 
 

24. Public facilities consisting of sewer, water and electricity are in place and 
available to serve the proposed development. All utility systems have 
adequate capacity to serve the proposed development; 
 

25. The proposal, as conditioned, is consistent with the City’s comprehensive 
plan and the provisions of the CBD Central Business District zoning 
performance standards; 
 

26. The proposal is exempt from the provisions of the City’s sensitive areas 
ordinance and the shoreline management regulations given the absence 
of wetlands, water bodies, flood plains, steep slopes or geologically 
hazardous areas on site or in close proximity to the site; 
 

27. The proposal is subject to the City’s sign code regulations and as 
conditioned, will limit the project to a single freestanding sign; 

28. As conditioned, the project meets the criteria for the issuance of a special 
use permit as established in RMC 23.46.040. 

 
 
 
EXHIBIT LIST 
 

1. Application 
2. Site Plan 
3. Site Photos 
4. Public Notices & Affidavit of Publication 
5. Environmental Checklist 
6. Determination of Non-Significance 
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CITY OF RICHLAND 
 NOTICE OF APPLICATION 
 AND PUBLIC HEARING (SUP2016-100) 
 
Notice is hereby given that the Rajiv Malhan, on August 17, 2016 filed application for a Special Use 
Permit to allow for the construction of a 3,030 square foot carwash (SUP 2016-100) on a 0.72 acre 
site. The property is located at 1225 Guyer Avenue; a vacant site lying on the south side of Guyer 
Avenue, approximately 140-feet west of George Washington Way. Pursuant to Richland Municipal 
Code (RMC) Section 19.30.030 the City of Richland determined the application complete for 
processing on August 17, 2016.  
 
Any person desiring to express his views or to be notified of any decisions pertaining to this 
application should notify Shane O’Neill, Senior Planner, 840 Northgate Avenue, P.O. Box 190, 
Richland, WA 99352. Comments may also be faxed to (509) 942-7587 or e-mailed to 
soneill@ci.richland.wa.us.  
 
The Richland Hearing Examiner, on Thursday, September 22, 2016, will conduct a public hearing 
and review of the application at 6:00 p.m. in the Council Chamber at the Richland City Hall, 505 
Swift Boulevard. All interested parties are invited to attend and give testimony at the public hearing.  
 
Notice is further given that the applicant has filed an environmental checklist as required by the 
State Environmental Policy Act (SEPA). In addition to the proposed carwash. On August 23, 2016, 
the City issued a Determination of Non-Significance for the project having determined that the 
proposal 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). Copies of the 
special use permit application, the SEPA document and proposed development plans are available 
for review at the Richland Development Services Center at 840 Northgate Drive, Richland, 
Washington. 
 
The proposed application will be reviewed in accordance with the regulations in RMC Title 19 
Development Regulation Administration and RMC Title 23 Zoning. Appeal procedures of decisions 
related to the above referenced application are set forth in RMC Chapter 19.70. Contact the 
Richland Development Services Division at the above referenced address with questions related to 
the available appeal process. 
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HEARING EXAMINER AGENDA ITEM COVERSHEET

Meeting Date: 09/22/2016                                 Agenda Category: New Business – Public Hearing

Prepared By: Rick Simon, Development Services Manager

Subject:
Z2016-104 An Application Submitted by Cody Bender to Change the Zoning on 1.1 Acres From AG - Agricultural to C-3 
- General Business on Property Located North of Van Giesen Street and East of Buckskin Lane.

Department:
Community & Development Services 

Recommended Motion:
Staff recommends approval of the application based on the suggested findings and conclusions contained in the attached 
staff report.

Summary:
Cody Bender, the owner of a 1.1 acre site located east of Buckskin Land and North of Van Giesen Street has applied for a 
zone change from the existing AG- Agricultural zone to C-3 General Business. The attached report includes a description 
of the property and staff's recommendation for approval of the application. 

Attachments: 
1. Staff Report
2. Exhibit 1 - Application 
3. Exhibit 2 - Site Photos
4. Exhibit 3 - Ag Zone
5. Exhibit 4 - Commercial Zone
6. Exhibit 5A - Notice
7. Exhibit 5B - Affidavit
8. Exhibit 5C - Legal Ad



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

 

GENERAL INFORMATION:

PROPOSAL NAME: Cody Bender Rezone

LOCATION: 2682 Van Giesen Street

APPLICANT: Cody Bender

FILE NO.: Z2016-104

DESCRIPTION: Request to change zoning on 1.15 acres from AG – 
Agricultural to C-3 General Business 

PROJECT TYPE: Type 3 Site-specific rezone

HEARING DATE: September 22, 2016

REPORT BY: Rick Simon, Development Services Manager

RECOMMENDED
ACTION:  Approval 
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                         Figure 1 - Vicinity Map           (site outlined in red)

DESCRIPTION OF PROPOSAL

The applicant, Cody Bender, owns the subject property, and has filed a rezone 
request to change the zoning on a 1.15 acre site from AG – Agricultural to C-3 
General Commercial. The applicant has not provided specific plans for the 
development of the property but has indicated an intent is to locate his business, 
C2 Pools, Inc. on the site. Refer to the application material submitted by the 
applicant in Exhibit 1. 
  

SITE DESCRIPTION & ADJACENT LAND USES

The site consists of a single 1.1 acre parcel, bounded on the south by Van 
Giesen Street. The site is level and is currently used informally for vehicle 
storage. The adjacent property to the east is developed with an automotive repair 
business. Adjacent property to the west is undeveloped and has been approved 
for use as a landscaping contractor’s business through the issuance of a special 
use permit. Adjacent property to the north is developed with a single family 
residence and pasture. The Buckskin Golf Course is located northeast of the site. 
Along the Van Giesen Street corridor there are a variety of commercial 
businesses including a veterinarian clinic, and a contractor’s business and a 
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nursery. Across Van Giesen to the south there is a single family residence and 
pasture and a commercial nursery. Photos of the site are attached in Exhibit 2.

Figure 2 – Comprehensive Plan Map

COMPREHENSIVE PLAN

The City’s comprehensive plan designates the site as suitable for commercial 
land uses. The adjacent properties to the east along Van Giesen Street are 
designated as commercial. Generally, the properties lying between the Bypass 
Highway and the Yakima River that are located within the 100 year floodplain 
have been designated as Agricultural lands.

EXISTING ZONING

The subject site along with adjacent properties to the north, west and south are 
zoned AG – Agricultural. Lands immediately east of the site are zoned C-3 
General Business. 

The stated purpose of the agricultural use district as set forth in RMC 
23.14.010(A) is as follows:
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The agricultural use district (AG) is a primary zone classification 
permitting essentially open land uses such as grazing lands or pasture, 
agriculture, and development of part-time small tract farming and other 
compatible uses of an open nature such as a cemetery, park, and 
recreational or similar uses on land which has favorable combinations 
of slope, climate, availability of water, or soil conditions. This zoning 
classification is intended to be applied to some portions of the city that 
are designated as agriculture or as urban reserve under the city of 
Richland comprehensive plan.

  

   Figure 3 – Zoning Map

The stated purpose of the C-3 zone (as set forth in RMC 23.22.010) is as follows:

The general business use district (C-3) is a zone classification providing 
a use district for commercial establishments which require a retail 
contact with the public together with incidental shop work, storage and 
warehousing, or light manufacturing and extensive outdoor storage and 
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display, and those retail businesses satisfying the essential permitted 
use criteria of the C-2 use district. This zoning classification is intended 
to be applied to some portions of the city that are designated commercial 
under the city of Richland comprehensive plan.

There are distinct differences in the dimensional requirements associated with 
the existing and proposed zone, as shown in the following table:

Zoning Existing AG Proposed  C-3

STANDARD REQUIRED/ALLOWED REQUIRED/ALLOWED
Min. Lot Area 5 Acres None

Max. Lot 
Coverage

None None

Building Setbacks
Front

Side(s)
Rear

25 ft.
10 ft.
25 ft.

0 ft.
0 ft.
0 ft.

Building Height 30 ft. 80 ft. 

Table 1 – Comparison of AG & C-3 Dimensional Standards

Specific uses permitted in the Agricultural and Commercial zones are identified in 
the attached Exhibits 3 and 4 respectively. The C-3 zone permits a wide variety 
of retail and even light industrial land uses while the AG zone uses are limited to 
large lot single family uses, farming uses and a few specific types of outdoor 
commercial uses such as nurseries or landscaping material sales. 

FLOODPLAIN

Much of the area lying east of the Yakima River along the Van Giesen Street 
corridor is located within the 100 year floodplain as identified by the Federal 
Emergency Management Agency. The subject site, while is close proximity to 
areas designated as floodplain is actually located outside the 100 year floodplain 
(Zone A) and within the 500 year floodplain (Zone B). The floodplain elevation for 
the subject site is between elevation 367 and 368 according to FEMA studies. 
The site is at elevation 370 according to the city’s GIS mapping system. 
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PUBLIC NOTICE

Application Date: August 18, 2016
Notice of Hearing Mailed: September 12, 2016
Notice of Hearing Posted: September 8, 2016
Public Hearing: September 22, 2016

Notice of application and notice of hearing was provided through posting of the 
property, mailing of notice to property owners within 300 feet of the site and 
publication in the Tri-City Herald newspaper. Copies of the notices and affidavits 
are included in Exhibit 4.  As of the date of this report, no comments were 
received from the public. 

UTILITY AVAILABILITY

There is an existing 8 inch water main located on Van Giesen Street. Electrical 
power is also available to the site.  No sewer service is available in the area, so 
any sewage disposal would have to be provided through an on-site septic system

TRANSPORTATION

Van Giesen Street, also known as State Route 224, is classified as a highway 
under the City’s Transportation Plan and would provide direct access to the site, 
as there are no other options for access to the site. Access control onto the state 
highway is under the authority of the City of Richland and would be reviewed and 
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permitted by the City’s Public Works Department at the time specific plans for 
development are submitted to the City. 

SEPA

No environmental review was conducted as part of this rezone application, based 
on the categorical exemption in WAC 197-11-800(6) (c) which provides for 
exemptions under the following circumstances:   

Where an exempt project requires a rezone, the rezone is exempt only 
if:
(i) The project is in an urban growth area in a city or county planning 
under RCW 36.70A.040;
(ii) The proposed rezone is consistent with and does not require an 
amendment to the comprehensive plan; and
(iii) The applicable comprehensive plan was previously subjected to 
environmental review and analysis through an EIS under the 
requirements of this chapter prior to adoption; and the EIS adequately 
addressed the environmental impacts of the rezone.

In this case, the proposed project is located with the City and within Richland’s 
urban growth area; the proposed action is consistent with the City’s 
comprehensive plan; and the City’s comprehensive plan was analyzed through 
the preparation of an environmental impact statement at the time of the plan’s 
initial adoption in 1997. 

ANALYSIS

The subject site is designated as commercial under the comprehensive plan and 
is located immediately adjacent to properties that are zoned C-3 General 
Business along the Van Giesen corridor. 

City water and electrical services are located adjacent to the site and have 
adequate capacity to serve future development. While no sewer service is 
available in the area, many commercial uses generate a relatively low volume of 
sewage that could be accommodated through on-site sewage disposal systems.  
Likewise, the local street system has capacity to accommodate additional traffic 
that would be generated from future development.

While the site is located in close proximity to the floodplain, it has been identified 
by FEMA through its flood hazard maps as being outside the 100 year floodplain. 
No other critical areas or limitations to development are known to exist on the 
site.     

http://app.leg.wa.gov/RCW/default.aspx?cite=36.70A.040
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FINDINGS AND CONCLUSIONS
Staff has completed its review of the request for a change in zoning (Z2016-104) 
and recommends approval of the request based on the following:

1. The City of Richland Comprehensive Plan designates the subject site as 
suitable for commercial land uses;

2. The site is immediately adjacent to Van Giesen Street, which is a portion 
of State Route 224, a roadway that is classified as a highway under the 
City’s Transportation Plan; 

3. C-3 General Commercial zoning applied to the property would be 
consistent with the intent of the comprehensive plan; 

4. City water mains and electrical services are adjacent to the site and have 
adequate capacity to serve future development of the site;

5. Public sewer is not available in the area. Requirements for sewage 
disposal will have to be met through on-site septic systems as required by 
the Benton-Franklin Health Department. 

6. Adjacent properties along the Van Giesen Street corridor are developed 
with a variety of commercial uses and are zoned C-3 General Business;

7. The site is located outside the FEMA designated 100 year floodplain.  

8. The project is exempt from the provisions of the State Environmental 
Policy Act, as identified in WAC 197-11-800(6) (c); and

9. Based on the above findings and conclusions, approval of the zone 
change request would be in the best interest of the community of 
Richland.

EXHIBIT LIST

1. Application Form 
2. Site Photos
3. Zoning – Chapter 18.14 of the Richland Municipal Code – Agriculture
4. Zoning – Chapter 18.22 of the Richland Municipal Code – Commercial
5. Public Notices







Z2016-104 – Bender Zone Change Application 

From the West Looking East Source:  Google Earth

Subject Site 
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Subject Site 

Source:  Google Earth

From the East Looking West



Z2016-104 – Bender Zone Change Application 

From the Northwest Looking Southeast 

Subject Site

Source:  Google Earth



Chapter 23.14 – Agricultural Zoning Districts 

Sections:
23.14.010 Purpose of Agricultural Use Districts
23.14.020 Agricultural Performance Standards and Special Requirements
23.14.030 Agricultural Use Districts Permitted Land Uses
23.14.040 Site Requirements for Agricultural Use Districts
23.14.050 Parking Standards for Agricultural Use Districts

23.14.010 Purpose of Agricultural Use Districts
A. The Agricultural Use District (AG) is a primary zone classification permitting essentially open 

land uses such as grazing lands or pasture, agriculture, and development of part-time small 
tract farming and other compatible uses of an open nature such as a cemetery, park, and 
recreational or similar uses on land which has favorable combinations of slope, climate, 
availability of water, or soil conditions. This zoning classification is intended to be applied to 
some portions of the City that are designated as Agriculture or as Urban Reserve under the 
City of Richland Comprehensive Plan

B. The Suburban Agricultural Use District (SAG) is a zone classification providing for residential 
areas, rural in nature, with sufficiently large lots to allow for the maintenance of certain 
animals and farm crops, while at the same time establishing and maintaining a living 
environment of high standards for residential uses. This zoning classification is intended to be 
applied to some portions of the City that are designated Low Density Residential (0 – 5 
Dwellings/Acre) under the City of Richland Comprehensive Plan. 

23.14.020 Agricultural Performance Standards and Special Requirements
A. The following standards relate to the raising and keeping of livestock in an AG district:

1. A permitted structure, pen or building in which livestock is kept shall be located not less 
than twenty-five feet from any lot line and not less than forty feet from any one-family 
dwelling;

2. A pasture, including perimeter fencing, shall be located not less than fifteen feet from any 
one-family dwelling located on the same lot;

3. Uses, structures and buildings shall comply with the applicable yard and area 
requirements of Sections 23.38.010 through 23.38.090 of this title.  

The following standards relate to the agricultural activities permitted in the SAG district:
Limited agricultural uses such as orchards, vineyards, vegetable gardens, field crops and 
pastures;
Sale of products grown on the premises;
Limited raising or keeping of large livestock as follows:

a) Horses, ponies, mules, donkeys, burros, and similar animals,
b) Dairy cattle, beef cattle, buffalo and similar animals,
c) Sheep, goats, and similar animals.

A maximum of two animal units (one animal unit equals approximately one thousand pounds of 
animal weight) may be kept per one acre gross pasture area. Gross pasture area is that portion of 
a lot, which is fenced and used solely for the grazing and keeping of large livestock. The following 
are examples of animal unit usages: 

-  1 horse and 1 cow per gross pasture acre; 
-  2 cows or 2 horses per gross pasture acre; 
-  10 sheep or 10 goats per gross pasture acre;
-  8 sheep and 2 goats per gross pasture acre.

If any additional animal(s) born on the premises causes the maximum allowable number 
of animals to be exceeded, adjustments must be made to bring the total number of 
animals into compliance with this chapter with the corresponding time limits specified 
below:

-  Horses and similar animals-one year from date of birth;
-  Cattle and similar animals-one year from date of birth;
-  Sheep, goats, and similar animals-six months from date of birth.



If any additional animal(s) are acquired by any means other than by birth, and cause the 
maximum allowable number of animals to be exceeded, adjustments must be made to 
bring the total number of animals into compliance with this chapter within ninety days 
after placement of the additional animal(s) on the premises. In addition, a fence must be 
constructed prior to the acquisition of any large livestock to ensure containment of the 
livestock on the premises;

Limited raising or keeping of small livestock as follows:
d) Rabbits and similar animals,
e) Chickens, ducks, geese, turkeys, and other similar fowl.

A maximum of twelve animals or fowl, as defined above, may be raised or kept per 
one acre gross lot area.

In addition, a shed, coop, hutch, or similar containment structure must be constructed prior to the 
acquisition of any small livestock to ensure containment of the livestock on the premises.
Standings under roofed stable must be made of material and which provides for proper drainage 
so as not to create offensive odors, fly, or insect breeding, or other nuisances.
Manure must be collected at least once a week and shall be disposed of in one or more of the 
following manners:

Placement of manure in a fly-proof container with periodic removal of manure from the 
lot;
Adequate burying of the manure;
Removal of manure from the lot.

Fences, pens, corrals or similar enclosures must be of sufficient height and strength to retain 
animals
Any structures used for the keeping of livestock shall be setback a minimum of fifty feet (50’) from 
any property line.

23.14.030 Agricultural Use Districts Permitted Land Uses
In the following chart, land use classifications are listed on the vertical axis. Zoning districts are 
listed on the horizontal axis.  
A. If the symbol “P” appears in the box at the intersection of the column and row, the use is 

permitted, subject to the general requirements and performance standards required in that 
zoning district.

B. If the symbol “S” appears in the box at the intersection of the column and row, the use is 
permitted subject to the Special Use Permit provisions contained in Chapter 23.46 of this title.

C. If the symbol “A” appears in the box at the intersection of the column and the row, the use is 
permitted as an accessory use, subject to the general requirements and performance 
standards required in the zoning district.

D. If a number appears in the box at the intersection of the column and the row, the use is 
subject to the general conditions and special provisions indicated in the corresponding note.

E. If no symbol appears in the box at the intersection of the column and the row, the use is 
prohibited in that zoning district.

Land Use AG SAG
Agriculture

Agricultural Use P P
Business and Personal Services

Animal Shelter S1

Commercial Kennel S1

Hospital Clinic – Large Animal S1

Hospital Clinic – Small Animal S1

Industrial Uses
Excavating, processing, removal of topsoils, sand, 
gravel, rock or similar natural deposits

S2

Public Uses
Churches P3 P3



Land Use AG SAG
Clubs or Fraternal Societies P3 P3

Cultural Institutions P3 P3

General Park Maintenance & Operations P P
Golf Courses P P
Passive Open Space Uses P P
Power Transmission & Irrigation Wasteway Easements 
& Utility Uses

P4 P4

Public Agency Buildings P4 P4

Public Agency Facilities P4 P4

Public Parks P P
Schools P5 P5

Special Events including concerts, tournaments, and 
competitions, fairs, festivals and similar public 
gatherings

P P

Trail Head Facilities P P
Trail for Equestrian, Pedestrian or non-motorized 
Vehicle Use

P P

Recreational Uses
Commercial Recreation, Outdoor S6

Recreational Vehicle Campgrounds S7

Stable, Public S8

Retail Uses
Landscaping Material Sales S9

Nursery, Plant S9

Parking Lot A A
Residential Uses

Accessory Apartments A10 A10

Adult Family Home P P
Bed and Breakfast S11 S11

Day Care Center S12 S12

Designated Manufactured Home P13 P13

Dwelling, One Family Detached P13 P13

Family Day Care Home A12 A12

Home Occupations A14 A14

Private Swimming Pools A15 A15

Recreational Club P16 P16

Rental of Rooms to not more than four persons other 
than the family occupying the single family dwelling

A A

Miscellaneous Uses
Cemetery P
Micro and Macro Antennas P P
Raising Crops, Trees or Vineyards P P

1 Section 23.42.040 2 Section 23.42.070 3 Section 23.42.050

4 Section 23.42.200 5 Section 23.42.250 6 Section 23.42.175

7 Section 23.42.230 8 Section 23.42.190 9 Section 23.25.105

10 Section 23.42.020 11 Section 23.42.045 12 Section 23.42.080

13 Section 23.18.025 14 Section 23.42.090  15 Section 23.42.300

16 Section 23.42.210



23.14.040 Site Requirements for Agricultural Use Districts
In the following chart, development standards are listed on the vertical axis. Zoning districts are 
listed on the horizontal axis. If a number appears in the box at the intersection of the column and 
row, that number represents the dimensional standard that applies to that zoning district. 

Standard AG SAG
Minimum Lot Area Requirement 5 Acres 43,560 

square ft.
Minimum Lot Width None 145
Minimum Lot Depth None 145
Minimum Street Frontage None 40
Minimum Front Yard Setback 25 20
Minimum Side Yard Setback 10 10
Minimum Rear Yard Setback 25 251

Maximum Lot Coverage2 None 20%
Maximum Building Height - Main Building 30 30
Maximum Building Height - Accessory Buildings 24 24

1 Main structures shall be setback a minimum of twenty five feet (25’) and accessory structures 
shall meet the requirements of RMC Section 23.38.020 except that structures intended for the 
keeping of livestock shall meet the setback requirements of fifty feet (50’) as established in 
23.14.020(B)(10).  

2 Lot coverage includes all buildings, including accessory buildings or structures on any lot in a 
residential district, exclusive of patios without roof coverings or patios with only open lattice or 
similar type roof construction. 
(Ord. 04-09)

23.14.050 Parking Standards for Agriculture Use Districts
Off street parking space shall be provided in all agricultural zones in compliance with the 
requirements of Chapter 23.54 of this title.
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Chapter 23.22
COMMERCIAL ZONING DISTRICTS

Sections:

23.22.010    Purpose of commercial use districts.

23.22.020    Performance standards and special requirements.

23.22.030    Commercial use districts permitted land uses.

23.22.040    Site requirements and development standards for commercial use districts.

23.22.050    Parking standards for commercial use districts.

23.22.010 Purpose of commercial use districts.

A. The limited business use district (C-LB) is a zone classification designed to provide an area for the 
location of buildings for professional and business offices, motels, hotels, and their associated accessory 
uses, and other compatible uses serving as an administrative district for the enhancement of the central 
business districts, with regulations to afford protection for developments in this and adjacent districts 
and in certain instances to provide a buffer zone between residential areas and other commercial and 
industrial districts. This zoning classification is intended to be applied to some portions of the city that 
are designated either commercial or high-density residential under the city of Richland comprehensive 
plan.

B. The neighborhood retail business use district (C-1) is a limited retail business zone classification for 
areas which primarily provide retail products and services for the convenience of nearby neighborhoods 
with minimal impact to the surrounding residential area. This zoning classification is intended to be 
applied to some portions of the city that are designated commercial under the city of Richland 
comprehensive plan.

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

D. The general business use district (C-3) is a zone classification providing a use district for commercial 
establishments which require a retail contact with the public together with incidental shop work, 
storage and warehousing, or light manufacturing and extensive outdoor storage and display, and those 
retail businesses satisfying the essential permitted use criteria of the C-2 use district. This zoning 
classification is intended to be applied to some portions of the city that are designated commercial 
under the city of Richland comprehensive plan.

E. The waterfront use district (WF) is a special commercial and residential zoning classification providing 
for the establishment of such uses as marinas, boat docking facilities, resort motel and hotel facilities, 
offices, and other similar commercial, apartment, and multifamily uses which are consistent with 

http://www.codepublishing.com/wa/richland/html/Richland23/Richland2322.html#23.22.010
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2322.html#23.22.020
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2322.html#23.22.030
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2322.html#23.22.040
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2322.html#23.22.050
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waterfront oriented development, and which are in conformance with RMC Title 26, Shoreline 
Management, and with applicable U.S. Corps of Engineers requirements. This zoning classification 
encourages mixed special commercial and high-density residential uses to accommodate a variety of 
lifestyles and housing opportunities. Any combination of listed uses may be located in one building or 
one development (i.e., related buildings on the same lot or site). This zoning classification is intended to 
be applied to those portions of the city that are designated waterfront under the city of Richland 
comprehensive plan.

F. The central business district (CBD) is a special mixed use zoning classification designed to encourage 
the transformation of the central business district from principally a strip commercial auto-oriented 
neighborhood to a more compact development pattern. The central business district is envisioned to 
become a center for housing, employment, shopping, recreation, professional service and culture. The 
uses and development pattern will be integrated and complementary to create a lively and self-
supporting district. Medium rise buildings will be anchored by pedestrian oriented storefronts on the 
ground floor with other uses including housing on upper floors. Projects will be well designed and 
include quality building materials. Appropriate private development will be encouraged via public 
investments in the streetscape and through reduction in off-street parking standards. Uses shall 
generally be conducted completely within an enclosed building, except that outdoor seating for cafes, 
restaurants, and similar uses and outdoor product display is encouraged. Buildings shall be oriented to 
the fronting street or accessway, to promote a sense of enclosure and continuity along the street or 
accessway. This zoning classification is intended for those portions of the city that are designated as 
central business district, as well as some properties designated as commercial and waterfront, under the 
Richland comprehensive plan. The central business district zone contains overlay districts titled medical, 
parkway, and uptown. The overlay districts implement varying site development requirements.

G. The commercial recreation district (CR) is a special commercial district providing for the 
establishment of such uses as marinas, boat docking facilities, resort motel and hotel facilities, and other 
commercial uses which are consistent with waterfront oriented development, and which are in 
conformance with RMC Title 26, Shoreline Management, and with the U.S. Corps of Engineers 
requirements, and providing for regulations to protect the business and residents of the city from 
objectionable influences, building congestion and lack of light, air and privacy. This zoning classification 
is intended for those portions of the city that are designated as waterfront or commercial under the 
Richland comprehensive plan.

H. The commercial winery use district (CW) is a zone classification designed to provide an area for the 
operation of commercial wineries, including all aspects of the wine making industry, from the raising of 
crops to the production, storage and bottling of wine and the retail sales of wine and related products. 
Other uses, which support winery-related tourism, such as restaurants, entertainment venues, retail 
services such as gift shops and bed and breakfast facilities are also permitted, along with other uses that 
are compatible with wineries. [Ord. 28-05 § 1.02; Ord. 04-09].

23.22.020 Performance standards and special requirements.

A. Commercial Limited Business. Residential uses permitted in the C-LB district must comply with the 
following standards except as provided by footnote (6) of RMC 23.22.040:

1. Minimum Yard Requirements.

http://www.codepublishing.com/wa/richland/html/Richland26/Richland26.html#26
http://www.codepublishing.com/wa/richland/html/Richland26/Richland26.html#26
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2322.html#23.22.040
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a. Front Yard. Twenty feet except as provided by footnote (3) of RMC 23.18.040;

b. Side Yards. Each side yard shall provide one foot of side yard for each three feet or portion thereof of 
building height;

c. Rear Yards. Twenty-five feet.

2. Required Court Dimensions. Each court on which windows open from any room other than a kitchen, 
bathroom or a closet, shall have all horizontal dimensions measured at right angles from the windows to 
any wall or to any lot line other than a front lot line equal to not less than the height of the building 
above the floor level of the story containing the room, but no dimension shall be less than 20 feet.

3. Distance Between Buildings. No main building shall be closer to any other main building on the lot 
than a distance equal to the average of their heights. This provision shall not apply if no portion of either 
building lies within the space between the prolongation of lines along any two of the opposite walls of 
the other building, but in any such situation the buildings shall not be closer to each other than a 
distance of 10 feet.

4. Percentage of Lot Coverage. Apartment buildings in a C-LB district shall cover not more than 33 
percent of the area of the lot.

B. Neighborhood Retail Business. All uses permitted in a C-1 district must comply with the following 
performance standards:

1. All business, service, repair, processing, or merchandise display shall be conducted wholly within an 
enclosed building, except for off-street automobile parking, the sale of gasoline, and self-service car 
washes. Limited outdoor display of merchandise is permitted; provided, that such display shall include 
only those quantities sold in a day’s operation.

2. Outdoor storage areas incidental to a permitted use shall be enclosed with not less than a six-foot-
high fence and shall be visually screened from adjoining properties. All storage areas shall comply with 
building setbacks.

3. Not more than three persons shall be engaged at any one time in fabricating, repairing, cleaning, or 
other processing of goods other than food preparation in any establishment. All goods produced shall be 
primarily sold at retail on the premises where produced.

4. Lighting, including permitted illuminated signs, shall be shielded or arranged so as not to reflect or 
cause glare to extend into any residential districts, or to interfere with the safe operation of motor 
vehicles.

5. Noise levels resulting from the operation of equipment used in the conduct of business in the C-1 
district shall conform to the requirements of Chapter 173-60 WAC, Maximum Environmental Noise 
Levels.

6. No single retail business, except for a food store, shall operate within a building space that exceeds 
15,000 square feet in area, unless approved by the planning commission through the issuance of a 
special use permit upon the finding that the proposed retail business primarily serves and is 
appropriately located within the surrounding residential neighborhoods.

http://www.codepublishing.com/wa/richland/html/Richland23/Richland2318.html#23.18.040
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C. General Business. All permitted commercial business uses may be located in the C-3 district, provided 
their performance is of such a nature that they do not inflict upon the surrounding residential areas, 
smoke, dirt, glare, odors, vibration, noise, excessive hazards or water pollution detrimental to the 
health, welfare or safety of the public occupying or visiting the areas. The maximum permissible limits of 
these detrimental effects shall be as herein defined and upon exceeding these limits they shall be as 
herein considered a nuisance, declared in violation of this title and shall be ordered abated.

1. Smokestacks shall not emit a visible smoke except for one 10-minute period each day, when a new 
fire is being started. During this period, the density of the smoke shall not be darker than No. 2 of the 
Ringlemann Chart as published by the U.S. Bureau of Mines.

2. No visible or invisible noxious gases, fumes, fly ash, soot or industrial wastes shall be discharged into 
the atmosphere from any continuous or intermittent operation except such as is common to the normal 
operations of heating plants or gasoline or diesel engines in cars, trucks or railroad engines.

3. Building materials with high light reflective qualities shall not be used in the construction of buildings 
in such a manner that reflected sunlight will throw intense glare to areas surrounding the C-3 district.

4. Odors of an intensity greater than that of a faint smell of cinnamon which can be detected by persons 
traveling the roads bordering the lee side of the C-3 district, when a 10 mph wind or less is blowing, are 
prohibited.

5. Machines or operations which generate air or ground vibration must be baffled or insulated to 
eliminate any sensation of sound or vibration outside the C-3 district.

D. Waterfront. It is the intent of this section that:

1. Uses should be oriented primarily to the waterfront and secondarily to the public street to facilitate 
public access to the waterfront; and

2. Public pedestrian access shall include clearly marked travel pathways from the public street through 
parking areas to primary building entries.

E. Central Business District. New buildings shall conform to the following design standards:

1. The maximum setback area shall only be improved with pedestrian amenities including but not 
limited to: landscaping, street furniture, sidewalks, plazas, bicycle racks, and public art.

2. Building facades facing streets shall include:

a. Glass fenestration on 50 percent to 80 percent of the ground floor of the building facade. A window 
display cabinet, work of art, decorative grille or similar treatment may be used to cover an opening for 
concealment and to meet this standard on those portions of the ground floor facade where the 
applicant can demonstrate that the intrusion of natural light is detrimental to the ground floor use. 
Examples of such uses include, but are not limited to, movie theaters, museums, laboratories, and 
classrooms.

b. At least two of the following architectural elements:

i. Awnings;
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ii. Wall plane modulation at a minimum of three feet for every wall more than 50 feet in length;

iii. Pilasters or columns;

iv. Bays;

v. Balconies or building overhangs; or

vi. Upper story windows (comprising a minimum of 50 percent of the facade).

3. At least one pedestrian, nonservice entrance into the building will be provided on each street 
frontage or provided at the building corner.

4. Variation of exterior building material between the ground and upper floors of multi-story buildings.

5. All buildings with a flat roof shall use a modulated height parapet wall for wall lengths greater than 50 
feet. The modulation of parapet heights is encouraged to identify building entrances.

6. All new buildings that utilize parapet walls shall include a projecting cornice detail to create a 
prominent edge.

7. Public street and sidewalk improvements are required per Richland Municipal Code to implement 
approved street cross-sections. Curb cuts are encouraged to be located adjacent to property lines and 
shared with adjacent properties, via joint access agreement.

8. Service bays, loading areas, refuse dumpsters, kitchen waste receptacles, outdoor storage locations, 
and rooftop mechanical equipment shall be located away from public rights-of-way via site planning and 
screened from view with landscaping, solid screening or combination.

9. Alternative Design. In the event that a proposed building and/or site does not meet the literal 
standards identified in this section, or the maximum setback standards set forth in RMC 23.22.040 or 
the maximum parking standards set forth in RMC 23.22.050, a project representative may apply to the 
Richland planning commission for a deviation from these site design standards. The Richland planning 
commission shall consider said deviation and may approve any deviation based on its review and a 
determination that the application meets the following findings:

a. That the proposal would result in a development that offers equivalent or superior site design than 
conformance with the literal standards contained in this section; and

b. The proposal addresses all applicable design standards of this section in a manner which fulfills their 
basic purpose and intent; and

c. The proposal is compatible with and responds to the existing or intended character, appearance, 
quality of development and physical characteristics of the subject property and immediate vicinity. [Ord. 
28-05 § 1.02; Ord. 07-06; Ord. 04-09; Ord. 07-10 § 1.01; amended during 2011 recodification; Ord. 32-11 
§ 4].

23.22.030 Commercial use districts permitted land uses.

In the following chart, land use classifications are listed on the vertical axis. Zoning districts are listed on 
the horizontal axis.

http://www.codepublishing.com/wa/richland/html/Richland23/Richland2322.html#23.22.040
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2322.html#23.22.050


6

A. If the symbol “P” appears in the box at the intersection of the column and row, the use is permitted, 
subject to the general requirements and performance standards required in that zoning district.

B. If the symbol “S” appears in the box at the intersection of the column and row, the use is permitted 
subject to the special use permit provisions contained in Chapter 23.46 RMC.

C. If the symbol “A” appears in the box at the intersection of the column and the row, the use is 
permitted as an accessory use, subject to the general requirements and performance standards required 
in the zoning district.

D. If a number appears in the box at the intersection of the column and the row, the use is subject to the 
general conditions and special provisions indicated in the corresponding note.

E. If no symbol appears in the box at the intersection of the column and the row, the use is prohibited in 
that zoning district.

Land Use C-LB C-1 C-2 C-3 CBD WF CR CW

Agricultural Uses

Raising Crops, Trees, Vineyards        P

Automotive, Marine and Heavy Equipment

Automotive Repair – Major    P     

Automotive Repair – Minor  P P P S    

Automotive Repair – Specialty Shop  S P P S    

Automobile Service Station  P1 P1 P1 S1    

Auto Part Sales  P P P S    

Boat Building    P     

Bottling Plants    P    P28

Car Wash – Automatic or Self-Service  P2 P2 P2 S2    

Equipment Rentals   P P     

Farm Equipment and Supplies Sales    P     

Fuel Station/Mini Mart S P P P P    

http://www.codepublishing.com/wa/richland/html/Richland23/Richland2346.html#23.46
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Land Use C-LB C-1 C-2 C-3 CBD WF CR CW

Heavy Equipment Sales and Repair    P     

Manufactured Home Sales Lot    P     

Marinas      P P  

Marine Equipment Rentals    P  P P  

Marine Gas Sales      A A  

Marine Repair    P  P P  

Towing, Vehicle Impound Lots    S3     

Truck Rentals   P P     

Truck Stop – Diesel Fuel Sales   S P     

Truck Terminal    P     

Vehicle Leasing/Renting   P4 P S4    

Vehicle Sales   P4 P S4    

Warehousing, Wholesale Use    P     

Business and Personal Services

Animal Shelter    S5     

Automatic Teller Machines P P P P P P  P

Commercial Kennel    P5     

Contractors’ Offices  P P P P    

Funeral Establishments   P P     

General Service Businesses A P P P P P   

Health/Fitness Facility A P P P P A P  
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Land Use C-LB C-1 C-2 C-3 CBD WF CR CW

Health/Fitness Center   P P P  P  

Health Spa  P P P P P  P

Hospital/Clinic – Large Animal    S5     

Hospital/Clinic – Small Animal   S5 P5 P    

Laundry/Dry Cleaning, Com.    P P29    

Laundry/Dry Cleaning, Neighborhood  P P P P    

Laundry/Dry Cleaning, Retail P P P P P P   

Laundry – Self-Service  P P P P    

Mini-Warehouse    P6     

Mailing Service P P P P P P   

Personal Loan Business P P P P P    

Personal Services Businesses A P P P P P   

Photo Processing, Copying and Printing Services P P P P P P   

Telemarketing Services P  P P P    

Video Rental Store  P P P P P  P

Food Service

Cafeterias A  A A A A A  

Delicatessen P P P P P P P P

Drinking Establishments  P7 P P P P P P

Micro-Brewery   P P P P P P

Portable Food Vendors26 A27 A27 A27 A27 A27 A27 A27 A28
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Land Use C-LB C-1 C-2 C-3 CBD WF CR CW

Restaurants/Drive-Through  S8 P8 P8 S8, 9 S8, 9   

Restaurants/Lounge  P7 P P P P P P

Restaurants/Sit Down A P P P P P P P

Restaurants/Take Out  P P P P P  P

Restaurants with Entertainment/Dancing Facilities  P7 P P P P P P

Wineries – Tasting Room  P7 P P P P P P

Industrial/Manufacturing Uses

Laundry and Cleaning Plants    P    P28

Light Manufacturing Uses    P    P28

Warehousing and Distribution Facilities    P    P28

Wholesale Facilities and Operations    P    P28

Wineries – Production    P    P

Office Uses

Financial Institutions P P/S22 P P P/S22 P   

Medical, Dental and Other Clinics P P P P P P   

Newspaper Offices and Printing Works   P P P    

Office – Consulting Services P P P P P P  P28

Office – Corporate P  P P P P  P28

Office – General P P P P P P  P28

Office – Research and Development P  P P P   P28

Radio and Television Studios   P P P    
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Land Use C-LB C-1 C-2 C-3 CBD WF CR CW

Schools, Commercial P  P P P P   

Schools, Trade   P P P   P28

Travel Agencies P P P P P P   

Public/Quasi-Public Uses

Churches P10 P10 P10 P10 P P10   

Clubs or Fraternal Societies P10 P10 P10 P10 P10 P10   

Cultural Institutions P10 P10 P10  P10 P10  P10

General Park O&M Activities P P P P P P P P

Hospitals P  P P P    

Homeless Shelter    P     

Passive Open Space Use P P P P P P P P

Power Transmission and Irrigation Wasteway Easements 
and Utility Uses

P11 P11 P11 P11 P11 P11 P11 P11

Public Agency Buildings P P P P P P P  

Public Agency Facilities P11 P11 P11 P11 P11 P11 P11 P11

Public Campgrounds    S   S  

Public Parks P P P P P  P P

Schools P12 P12 P12 P12 P12 P12   

Schools, Alternative P13 P13 P13 P13 P13    

Special Events Including Concerts, Tournaments and 
Competitions, Fairs, Festivals and Similar Public 
Gatherings

P P P P P P P P

Trail Head Facilities P P P P P P P P
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Land Use C-LB C-1 C-2 C-3 CBD WF CR CW

Trails for Equestrian, Pedestrian, or Nonmotorized 
Vehicle Use

P P P P P P P P

Recreational Uses

Art Galleries   P P P P P P

Arcades  P P P P P P  

Boat Mooring Facilities      P P  

Cinema, Indoor   P P P P P  

Cinema, Drive-In   P P     

Commercial Recreation, Indoor  S7 P P P P P  

Commercial Recreation, Outdoor   P P  P P  

House Banked Card Rooms    P14 P14 P14 P14  

Recreational Vehicle Campgrounds    S15   S15  

Recreational Vehicle Parks    S16   S16  

Stable, Public    S17     

Theater  P7 P P P P P P

Residential Uses

Accessory Dwelling Unit  A A A A A  A

Apartment, Condominium (3 or more units) P  P18  P P   

Assisted Living Facility P  P  P18 P   

Bed and Breakfast P P P P P P P P

Day Care Center P19 P19 P19 P19 P19 P19   

Dormitories, Fraternities, and Sororities P    P P   
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Land Use C-LB C-1 C-2 C-3 CBD WF CR CW

Dwelling, One-Family Attached      P25   

Dwelling, Two-Family Detached      P   

Dwelling Units for a Resident Watchman or Custodian    A    P28

Family Day Care Home P19     P19   

Houseboats      P P  

Hotels or Motels P  P P P P P P

Nursing or Rest Home P  P  P18 P   

Recreational Club A    A A   

Senior Housing P    P18 P   

Temporary Residence P20 P20 P20 P20 P20 P20  P

Retail Uses

Adult Use Establishments    P21     

Apparel and Accessory Stores  P P P P P  P

Auto Parts Supply Store  P P P P    

Books, Stationery and Art Supply Stores A P P P P P  P

Building, Hardware, Garden Supply Stores  P P P P    

Department Store   P P P    

Drug Store/Pharmacy A P/S22 P P P P   

Electronic Equipment Stores  P P P P P   

Food Stores  P P P P P   

Florist  P P P P P  P
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Land Use C-LB C-1 C-2 C-3 CBD WF CR CW

Furniture, Home Furnishings and Appliance Stores  P P P P    

Landscaping Material Sales   A P     

Lumberyards    P     

Nursery, Plant    P    P

Office Supply Store A P P P P P   

Outdoor Sales    P     

Parking Lot or Structure P P P P A P  P

Pawn Shop    P     

Pet Shop and Pet Supply Stores  P P P P    

Retail Hay, Grain and Feed Stores    P     

Secondhand Store   P P P P   

Specialty Retail Stores  P P P P P  P

Miscellaneous Uses

Bus Station    P P    

Bus Terminal    P P    

Bus Transfer Station P  P P P  P  

Cemetery P  P P     

Community Festivals and Street Fairs P P P P P P P P

Convention Center P  P P P P P  

Micro- and Macro-Antennas P P P P P P P P

Monopole   S23 P/S23 S23    
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Land Use C-LB C-1 C-2 C-3 CBD WF CR CW

On-Site Hazardous Waste Treatment and Storage A A A A A A A A

Outdoor Storage  A24 A24 P24     

Storage in an Enclosed Building A A A A A A A A28

1.    RMC 23.42.280

2.    RMC 23.42.270

3.    RMC 23.42.320

4.    RMC 23.42.330

5.    RMC 23.42.040

6.    RMC 23.42.170

7.    RMC 23.42.053

8.    RMC 23.42.047

9.    RMC 23.42.055

10.    RMC 23.42.050

11.    RMC 23.42.200

12.    RMC 23.42.250

13.    RMC 23.42.260

14.    RMC 23.42.100

15.    RMC 23.42.230

16.    RMC 23.42.220

17.    RMC 23.42.190

18.    Use permitted on upper stories of multi-
story buildings, if main floor is used for 
commercial or office uses.

19.    RMC 23.42.080

20.    RMC 23.42.110

21.    RMC 23.42.030

22.    Use permitted, requires special use permit 
with drive-through window.

23.    Chapter 23.62 RMC

24.    RMC 23.42.180

25.    RMC 23.18.025

26.    See definition, RMC 23.06.780

27.    RMC 23.42.185

28.    Activities permitted only when directly related to and/or conducted in support of winery 
operations.

29.    Within the central business district (CBD), existing commercial laundry/dry cleaning uses, 
established and operating at the time the CBD district was established, are allowed as a permitted use. 
All use of the land and/or buildings necessary and incidental to that of the commercial laundry/dry 
cleaning use, and existing at the effective date of the CBD district, may be continued. Commercial 
laundry/dry cleaning uses not established and operating at the time the CBD district was established are 
prohibited.

[Ord. 28-05 § 1.02; Ord. 15-07; Ord. 04-09; Ord. 07-10 § 1.02; amended during 2011 recodification; Ord. 
32-11 § 5].

23.22.040 Site requirements and development standards for commercial use districts.

http://www.codepublishing.com/wa/richland/html/Richland23/Richland2342.html#23.42.280
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2342.html#23.42.270
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2342.html#23.42.320
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2342.html#23.42.330
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2342.html#23.42.040
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2342.html#23.42.170
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2342.html#23.42.053
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2342.html#23.42.047
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2342.html#23.42.055
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2342.html#23.42.050
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2342.html#23.42.200
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2342.html#23.42.250
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2342.html#23.42.260
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2342.html#23.42.100
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2342.html#23.42.230
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2342.html#23.42.220
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2342.html#23.42.190
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2342.html#23.42.080
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2342.html#23.42.110
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2342.html#23.42.030
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2362.html#23.62
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2342.html#23.42.180
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2318.html#23.18.025
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2306.html#23.06.780
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2342.html#23.42.185
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In the following chart, development standards are listed on the vertical axis. Zoning districts are listed 
on the horizontal axis. The number appearing in the box at the intersection of the column and row 
represents the dimensional standard that applies to that zoning district.

Standard C-LB C-1 C-2 C-3 CBD WF CR CW

Minimum Lot Area None None None None None None None None

Maximum Density – 
Multifamily Dwellings 
(units/square feet)

1:1,500 N/A N/A N/A None 1:1,500 N/A N/A

Minimum Lot Width – 
One-Family Attached 
Dwellings

N/A N/A N/A N/A N/A 30 feet N/A N/A

Minimum Front Yard 
Setback14

20 feet 45 feet1 0 feet2 0 
feet2

CBD, Parkway, 
Uptown 
Districts: 0 feet 
min. – 20 feet 
max.3, 11, 13

Medical 
District: 0 feet 
min.

Note 4,5 Note 4 20 feet

Minimum Side Yard 
Setback

0 feet6 0 feet7 None None 0 feet6,8 0 feet5,9 0 feet 0 feet6,8

Minimum Rear Yard 
Setback

0 feet6,8 0 feet7 None None 0 feet6,8 0 feet5,8,10 0 feet 0 feet6,8

Maximum Building 
Height14

55 feet 30 feet 80 feet 80 
feet

CBD – 110 feet

Medical – 140 
feet

Parkway – 50 
feet

Uptown – 50 
feet

35/55 
feet12

35/55 
feet12

35 feet

Minimum Dwelling Unit 
Size (in square feet, 
excluding porches, 
decks, balconies and 

500 
feet

N/A N/A N/A 500 feet 500 feet N/A N/A
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Standard C-LB C-1 C-2 C-3 CBD WF CR CW

basements)

1.    Each lot shall have a front yard 45 feet deep or equal to the front yards of existing buildings in the 
same C-1 district and within the same block.

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

3.    Unless a greater setback is required by Chapter 12.11 RMC, Intersection Sight Distance.

4.    Front and Side Street. No building shall be closer than 40 feet to the centerline of a public right-of-
way. The setback area shall incorporate pedestrian amenities such as increased sidewalk width, street 
furniture, landscaped area, public art features, or similar features.

5.    In the case of attached one-family dwelling units, setback requirements shall be as established for 
attached dwelling units in the medium-density residential small lot (R-2S) zoning district. Refer to RMC 
23.18.040.

6.    In any commercial limited business (C-LB), central business (CBD) or in any commercial winery (CW) 
zoning district that directly abuts a single-family zoning district, the following buffer, setback and 
building height regulations shall apply to all structures:

a.    Within the commercial limited business (C-LB), the central business district (CBD) and the 
commercial winery (CW) districts, buildings shall maintain at least a 35-foot setback from any property 
that is zoned for single-family residential use. Single-family residential zones include R-1-12 – single-
family residential 12,000, R-1-10 – single-family residential 10,000, R-2 – medium-density residential, R-
2S – medium-density residential small lot, or any residential planned unit development that is comprised 
of single-family detached dwellings.

b.    Buildings that are within 50 feet of any property that is zoned for single-family residential use in 
commercial limited business (C-LB) and the commercial winery (CW) districts and buildings that are 
within 50 feet of any property that is zoned for and currently developed with a single-family residential 
use in the central business district (CBD) (as defined in footnote (6)(a)) shall not exceed 30 feet in height. 
Beyond the area 50 feet from any property that is zoned for single-family residential use, building height 
may be increased at the rate of one foot in building height for each additional one foot of setback from 
property that is zoned for single-family residential use to the maximum building height allowed in the C-
LB, CW and CBD zoning districts, respectively.

c.    A six-foot-high fence that provides a visual screen shall be constructed adjacent to any property line 
that adjoins property that is zoned for single-family residential use, or currently zoned for and 
developed with a single-family residential use in the CBD district. Additionally, a 10-foot landscape strip 
shall be provided adjacent to the fence. This landscape strip may be used to satisfy the landscaping 
requirements established for the landscaping of parking facilities as identified in RMC 23.54.140.

d.    In the C-LB and CW districts, a 20-foot setback shall be provided for any side yard that adjoins a 
street.

http://www.codepublishing.com/wa/richland/html/Richland12/Richland1211.html#12.11
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2318.html#23.18.040
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2354.html#23.54.140
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7.    Side yard and rear yard setbacks are not required except for lots adjoining a residential 
development, residential district, or a street. Lots adjoining either a residential development or 
residential district shall maintain a minimum 15-foot setback. Lots adjoining a street shall maintain a 
minimum 20-foot setback. Required side or rear yards shall be landscaped or covered with a hard 
surface, or a combination of both. No accessory buildings or structures shall be located in such yards 
unless otherwise permitted by this title.

8.    No minimum required, except parking shall be set back a minimum of five feet to accommodate 
required landscape screening as required under RMC 23.54.140.

9.    Side Yard. No minimum, except parking shall be set back a minimum of five feet, and buildings used 
exclusively for residences shall maintain at least one foot of side yard for each three feet or portion 
thereof of building height. Side yards adjoining a residential district shall maintain setbacks equivalent to 
the adjacent residential district.

10.    No minimum, except parking shall be set back a minimum of five feet. Rear yards adjoining a 
residential district shall maintain setbacks equivalent to the adjacent residential district.

11.    Commercial developments such as community shopping centers or retail centers over 40,000 
square feet in size and typically focused around a major tenant, such as a supermarket grocery, 
department store or discount store, and supported with smaller “ancillary” retail shops and services 
located in multiple building configurations, are permitted front and street side maximum setback 
flexibility for the largest building. Maximum setback standards on any other new buildings may be 
adjusted by the planning commission as part of the alternative design review as set forth in the 
performance standards and special requirements of RMC 23.22.020(E)(9).

12.    All buildings that are located in both the waterfront (WF) district and that fall within the 
jurisdictional limits of the Shoreline Management Act shall comply with the height limitations 
established in the Richland shoreline master program (RMC Title 26). Buildings in the WF district that are 
not subject to the Richland shoreline master program shall not exceed a height of 35 feet; unless the 
planning commission authorizes an increase in building height to a maximum height of 55 feet, based 
upon a review of the structure and a finding that the proposed building is aesthetically pleasing in 
relation to buildings and other features in the vicinity and that the building is located a sufficient 
distance from the Columbia River to avoid creating a visual barrier.

13.    Physical additions to existing nonconforming structures are not subject to the maximum front yard 
setback requirements.

14.    The medical, uptown and parkway districts of the CBD zoning district are established as shown by 
Plates 23.22.040(1), (2) and (3).

http://www.codepublishing.com/wa/richland/html/Richland23/Richland2354.html#23.54.140
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2322.html#23.22.020
http://www.codepublishing.com/wa/richland/html/Richland26/Richland26.html#26
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[Ord. 28-05 § 1.02; Ord. 04-09; Ord. 07-10 § 1.03; amended during 2011 recodification; Ord. 32-11 § 6].
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23.22.050 Parking standards for commercial use districts.

A. Off-street parking space shall be provided in all commercial zones in compliance with the 
requirements of Chapter 23.54 RMC.

B. Central Business District Off-Street Parking. All uses have a responsibility to provide parking. The 
parking responsibility for any new use or change in use shall be determined in accordance with the 
requirements of Chapter 23.54 RMC. The maximum number of parking spaces provided on site shall not 
exceed 125 percent of the minimum required parking as specified in Chapter 23.54 RMC; provided, that 
any number of parking spaces beyond the established maximum may be approved by the planning 
commission subject to RMC 23.22.020(E)(9) (Alternative Design).

1. The off-street parking requirement may be reduced as follows:

a. The planning commission may reduce the parking responsibility as provided by RMC 23.54.080, joint 
use; and/or

b. Within a 600-foot radius of the property, and within the CBD zoning district, a 25 percent credit will 
be provided for each on-street parking space and/or for each off-street parking space located in a city-
owned public parking lot. The allowed combined reduction in required off-street parking shall not 
exceed 50 percent of the overall off-street parking requirement (including any reductions contained in 
RMC 23.54.080). Example: one off-street space will be credited if four on-street spaces are located 
within 600 feet of the property. Parking space dimensions are found in RMC 23.54.120. Only those 
streets designated for on-street parking shall be considered for the credit. Curb cuts, driveways, hydrant 
frontages, and similar restricted parking areas shall be excluded from the calculation.

2. Any parking lot that has frontage on a public street or accessway shall be screened with a 
combination of trees planted at no less than 30 feet on center and shrubs planted to form a uniform 
hedge within five years. A masonry wall not lower than 18 inches and not higher than 36 inches may be 
substituted for the shrubs. The landscaping and masonry wall, if used, shall be at no greater setback 
than the maximum setback for a front or street side (RMC 23.22.040). Masonry walls are subject to the 
performance standards found in RMC 23.22.020(E), and must be granted approval by the public works 
director for compliance with vision clearance requirements for traffic safety before installation. [Ord. 
28-05 § 1.02; Ord. 04-09; Ord. 07-10 § 1.02; amended during 2011 recodification].

http://www.codepublishing.com/wa/richland/html/Richland23/Richland2354.html#23.54
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2354.html#23.54
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2354.html#23.54
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2322.html#23.22.020
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2354.html#23.54.080
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2354.html#23.54.080
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2354.html#23.54.120
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2322.html#23.22.040
http://www.codepublishing.com/wa/richland/html/Richland23/Richland2322.html#23.22.020


CITY OF RICHLAND 
NOTICE OF APPLICATION & PUBLIC HEARING 

Notice is hereby given that Cody Bender has submitted an application to rezone a 1.15 acre 
site located on the north side of Van Giesen Street approximately 290-feet east of Buckskin 
Lane from Agriculture to C-3 (General Business).

A public hearing on the proposed rezone will be held before the Hearing Examiner on 
Thursday, September 22, 2016 at 6:00 pm in the Council Chambers, 505 Swift Blvd., 
Richland WA 99352.

Any person desiring more information, to express his views or to be notified of any decisions 
pertaining to these applications or the DNS should notify Rick Simon, Development Services 
Manager, 840 Northgate Drive, P.O. Box 190, Richland, WA 99352. Ph. 509-942-7596, 
rsimon@ci.richland.wa.us.
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CITY OF RICHLAND 
NOTICE OF PUBLIC HEARING 

Notice is hereby given the Richland Hearing Examiner will conduct a public hearing on 
Thursday, September 22, 2016, beginning at 6:00 p.m. in the City Council Chambers, 505 
Swift Blvd, Richland, WA  to consider the following applications:

A Special Use Permit application submitted by Rajiv Malhan to allow for the construction of 
a 3,030 square foot carwash (SUP 2016-100) on a 0.72 acre site in the Central Business 
District. The property is located on the south side of Guyer Avenue, approximately 135-feet 
west of George Washington Way. 

A zone change application submitted by Cody Bender to change the zoning on a 1.1 acre 
site from AG – Agricultural to C-3 – General Business (Z2016-104) on property located north 
of and adjacent to Van Giesen Street and approximately 290 feet east of Buckskin Lane.  

Any person desiring more information, to express his views is invited to attend the hearing. 
Any person desiring more information or wishing to be notified of any decisions pertaining 
to these applications should notify Shane O’Neill, Senior Planner, 840 Northgate Drive, P.O. 
Box 190, Richland, WA 99352. Ph. 509-942-7587, soneill@ci.richland.wa.us.
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