
Agenda
Hearing Examiner Meeting
Monday, November 13, 2017
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. Consideration of a preliminary plat and rezone application to change the zoning on a 3.4 acre site from 

Agriculture to R1-10 Single Family Residential and to divide the property into 11 residential lots known as 
"Westcliffe Heights II". The property is located on Little Badger Mountain, east of Bermuda Road.

Adjournment 

The next Hearing Examiner Meeting is as needed.

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: 11/13/2017                                 Agenda Category: New Business – Public Hearing

Prepared By: Shane O'Neill, Senior Planner

Subject:
Consideration of a preliminary plat and rezone application to change the zoning on a 3.4 acre site from Agriculture to R1-
10 Single Family Residential and to divide the property into 11 residential lots known as "Westcliffe Heights II". The 
property is located on Little Badger Mountain, east of Bermuda Road.

Department:
Community & Development Services 

Recommended Motion:
Approve the proposed preliminary plat subject to the conditions contained in the Technical Advisory Report.

Summary:
S2017-103 - Westcliffe Heights II
11-Lot Preliminary Plat 

Attachments: 
1. S2017-103 Staff Report





Figure 1 - Vicinity Map



The city will maintain a broad range of residential land use designations to 
accommodate a variety of lifestyles and housing opportunities. 
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Policy 2

Policy 3



Figure 3 – Zoning Map 

Land Uses and Dimensional Standards 





Tri-City Herald





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. 



A. The preliminary plat conforms to the requirements of this title (RMC Title 24); 

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



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

D. The application is consistent with the requirements of RMC 19.60.095, which 
states:
No development application for a Type II or Type III permit shall be approved by 
the city of Richland unless the decision to approve the permit application is 
supported by the following findings and conclusions: 

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

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

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



D. The development does not lower the level of service of transportation facilities 
below the level of service D, as identified in the Comprehensive Plan; 
provided, that if a development application is projected to decrease the level 
of service lower than level of service D, the development may still be 
approved if improvements or strategies to raise the level of service above the 
minimum level of service are made concurrent with development. For the 
purposes of this section, “concurrent with development” means that required 
improvements or strategies are in place at the time of occupancy of the 
project, or a financial commitment is in place to complete the required 
improvements within six years of approval of the development. 

Any conditions attached to a project approval are as a direct result of the 
impacts of the development proposal and are reasonably needed to mitigate 
the impacts of the development proposal



all projected to operate well under capacity 
regardless of which Queensgate Drive extension alternative is pursued in both 
the near-term (2020) as well as the 20-year conditions.





all projected to operate well under capacity 
regardless of which Queensgate Drive extension alternative is pursued in 
both the near-term (2020) as well as the 20-year conditions
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PARCEL
#134982000005002

(C&J LAND COMPANY LLC)

PARCEL
#134982000005002

(C&J LAND COMPANY LLC)

PARCEL
#134981000005000

(BAUDER)

Mark Bauder
605 Summit Street
Richland, WA  99352
(509) 521-7479

PBS
Jason Mattox, PE
400 Bradley Blvd., Suite 106
Richland, WA  99352
(509) 942-1600

PBS
Alex Matarazzo, PLS
400 Bradley Blvd., Suite 106
Richland, WA  99352
(509) 942-1600

3.47 Acres

11 Lots

9,600 SF

13,350 SF

11,256 SF

0.63 Acres

R-1-10 - Single Family Residential
(8,000 SF Minimum)

All lots shall have a 10' public utility
easement abutting any right of way

Know what's
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Scale  1" = 500'

VICINITY MAP
NOT TO SCALE

RECORD OF SURVEY____
FOR BOUNDARY LINE ADJUSTMENT

NW 1/4, SW 1/4 OF THE NE 1/4, SE 1/4 SECTION 34, TOWNSHIP 9
NORTH, RANGE 28 EAST OF THE WILLAMETTE MERIDIAN, CITY

OF RICHLAND, BENTON COUNTY, WASHINGTON

LEGEND & ABBREVIATIONS
FOUND PROPERTY PIN AS NOTED

FOUND SURVEY MONUMENT AS DESCRIBED

CALCULATED POINT, NOT FOUND OR SET

SECTION LINE

EXISTING RIGHT-OF-WAY

EXISTING RIGHT-OF-WAY CENTERLINE

EXISTING ADJACENT LOT LINE

EXISTING EASEMENT

PROPERTY BOUNDARY

ADJUSTED
C & J LAND CO.

5,231,549 S.F.
120.10 AC.

ADJUSTED
BAUDER
2,065,028 S.F.

47.41 AC.

SEE SHEETS 2&3
FOR PARCEL DIMENSIONS

SCALE:

PROJECT NO.:CLIENT:

DRAWN BY:

SHEETCITY:

DATE:

TOWNSHIP: RANGE:SECTION:

COUNTY:

CALC BY:

SURVEYOR:

OFRICHLAND BENTON

BAUDER/WILSON 4234-00

ALEX D. MATARAZZO 07/10/2017

ADM ADM 1" = 500'

34 9 NORTH 28 EAST

1 5
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ADJUSTED BAUDER
2,065,028 S.F.

47.41 AC.

ADJUSTED C & J LAND CO.
5,231,549 S.F.

120.10 AC.
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RECORD OF SURVEY____
FOR BOUNDARY LINE ADJUSTMENT

NW 1/4, SW 1/4 OF THE NE 1/4, SE 1/4 SECTION 34, TOWNSHIP 9
NORTH, RANGE 28 EAST OF THE WILLAMETTE MERIDIAN, CITY

OF RICHLAND, BENTON COUNTY, WASHINGTON

EXISTING PARCEL DESCRIPTIONS

TRANSFER PARCEL DESCRIPTIONS
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DATE:
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COUNTY:

CALC BY:

SURVEYOR:
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BAUDER/WILSON 4234-00

ALEX D. MATARAZZO 07/10/2017

ADM ADM N/A

34 9 NORTH 28 EAST
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ADJUSTED PARCEL DESCRIPTIONS

”

NARRATIVE
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CITY OF RICHLAND 
PUBLIC HEARING NOTICE (S2017-103 & Z2017-105)

Notice is hereby given that Mark Bauder on September 21, 2017, filed an application for preliminary plat 
and rezone approval to change the zoning from Agriculture to R-1-10 (Low-Density Residential) and to 
subdivide an approximately 3.47 acre site into 11 single family residential lots (Preliminary Plat of Westcliffe 
Heights II). The proposed plat and rezone site is located north of N. Jurupa Street and south of Meadow 
Hills Drive, in an area locally referred to as Little Badger Mountain. The proposed plat would have an 
average lot size of 11,257 square feet.

The Richland Hearings Examiner, on Monday, November 13, 2017, will conduct a public hearing and 
review of the application at 6:00 p.m. in the Richland City Hall Council Chambers, 505 Swift Boulevard. All 
interested parties are invited to attend and present testimony at the public hearing.

Any person desiring to express their views or to be notified of any decisions pertaining to this application 
should notify Shane O’Neill, Senior Planner, 840 Northgate Drive, Richland, WA  99352. Comments may 
also be faxed to (509) 942-7587 or emailed to soneill@ci.richland.wa.us. Written comments should be 
received no later than 5:00 p.m. on Monday, November 6, 2017 to be incorporated into the staff report. 
Comments received after that date will be entered into the record at the hearing.

The application will be reviewed in accordance with the regulations in RMC Title 19 Development 
Regulations Administration and Tile 24 Plats and Subdivisions. Appeal procedures of decisions related to 
the above referenced application are set forth in RMC Chapter 19.70. Contact the Richland Planning 
Division at the above referenced address with questions related to the available appeal process.
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AFFIDAVIT OF POSTING

STATE OF WASHINGTON )
)  ss.

COUNTY OF BENTON )

COMES NOW, Shane O’Neill, who, being first duly sworn upon oath deposes and says:

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

2. On the 18th day of October, 2017, I posted the attached NOTICE OF PUBLIC 

HEARING, File Number S2017-103 at the following location:

The north terminus of Bermuda Road, adjacent to and east of the Hidden Hills subdivision 

_____________________________________
Print Name:  Shane O’Neill

SIGNED AND SWORN to before me this 18th day of October, 2017 by SHANE O’NEILL.

________________________________________
Signature of Notary

________________________________________
Printed Name

Notary Public in and for the State of Washington,

Residing in _______________________________

My appointment expires: ____________________

AFFIDAVIT OF POSTING - 1
(Master File #’s: S2017-103 & Z2017-105)
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File No. EA2017-15

CITY OF RICHLAND
Determination of Non-Significance

Description of Proposal: A preliminary plat to subdivide 3.47 acres into 11 lots to allow for 
the future construction of single-family homes.

Proponent: Mark Bauder

Location of Proposal: Benton County Tax Parcel #: 1-34982000005002; located east of 
Bermuda Road and immediately northwest of the Badger Mtn. Irrigation 
District pond on Little Badger Mtn.

Lead Agency: City of Richland

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

(   ) There is no comment for the DNS.

( X ) This DNS is issued under WAC 197-11-340(2); the lead agency will not act on this 
proposal for fourteen days.  Comments must be submitted by October 24, 2017

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

An environmental impact statement (EIS) is not required under RCW 43.21C.030(2)(c). This 
decision was made after review of a completed environmental checklist and other information on 
file with the lead agency. This information is available to the public on request.  

Responsible Official: Shane O’Neill

Position/Title: Senior Planner

Address: 840 Northgate Drive, Richland, WA  99352

Date: Issued October 9, 2017

Signature_______________________________
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Department of Energy
Bonneville Power Administration
2211 North Commercial Avenue

Pasco, Washington  99301

TRANSMISSION BUSINESS LINE

October 18, 2017

In reply refer to:  Preliminary Plat S2017-103 - Westcliffe Heights II
Located within a Portion of the E½ of Section 34 and the W½ of Section 35,
Township 9 North, Range 28 East, W.M., Benton County, Washington

Shane O’Neill
City of Richland
Community Planning/Planner
505 Swift Boulevard
Richland, WA 99352

Dear Shane:

The Bonneville Power Administration (BPA) has had the opportunity to review, Preliminary Plat 
S2017-103 - Westcliffe Heights II. The proposal is for an 11-lot preliminary plat survey, the site
is generally located on Little Badger Mtn. in Richland, WA.

In researching our records, we have found that this proposal will not directly impact BPA 
facilities in that area. BPA does not have any objections to the approval of this request at this 
time.

Thank you for the opportunity to review this application.

Sincerely,

Joseph E. Cottrell II
Field Realty Specialist
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All structures built on lots (identify lot #’s) must be developed with non-combustible siding, 
soffit and skirting on the side adjacent to the wild-land area. Decks or porches 36 inches or less in 
height shall have skirting if within 30 feet of adjacent wild-land areas when the wild-land area is in 
excess of five contiguous acres. Skirting shall be sufficiently constructed so as not to allow the 
accumulation of combustible material under the deck or porch. The area under the deck or porch 
shall not be used for storage.
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the physical disturbance or covering 
of a monument such that the survey point is no longer visible or readily accessible

When a monument must be removed during an activity that might disturb or destroy it, a 
licensed Engineer or Land Surveyor must complete, sign, seal and the file a permit with 
the DNR.
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FILENAME: H:\PROJFILE\19707 - BAUDER-RICHLAND MASTER PLAN\REPORT\DRAFT\19707 2ND DRAFT REPORT FOR CLIENT 

REVIEW.DOCX 

 
 

May 4, 2016    Project #: 19707 

Jeffrey R. Peters, PE 
City of Richland Public Works 
840 Northgate Drive 
PO Box 190, MS #26 
Richland, WA 99352 
 
Matt Rasmussen, PE 
Benton County Road Department 
620 Market Street 
PO Box 1001 
Prosser, WA 99350 

RE: The Vista - Queensgate Drive Extension/Bauder Property Review of Routing Alternatives 

Dear Jeff and Matt, 

This letter provides an overview of transportation considerations associated with two possible routing 
alternatives for the Queensgate Drive extension through The Vista on the Bauder Property (herein 
referred to as “The Vista”). Pursuant to our March 10, 2016 meeting and subsequent scoping 
conversations, we evaluated the relative differences of connecting the Queensgate Drive southerly 
extension to either S Bermuda Road or Rachel Road.  

The methodology and findings of our review are documented in this letter. We assessed existing 
conditions, a near-term (year 2020) and 20-year conditions assuming site development and the two 
roadway extension alternatives. Link-based review of volume-to-capacity ratios generated by the 
BFCOG travel demand model in the site vicinity indicate that Queensgate Road, Leslie Road, Rachel 
Road, Bermuda Road, and E Reata Road are all projected to operate well under capacity regardless of 
which Queensgate Drive extension alternative is pursued in both the near-term as well as the 20-year 
conditions. The BFCOG model demonstrates neither extension alternative is capacity constrained at the 
link level and lead to a finding of comparable travel times on uncongested routes.  

In general, the modeling and traffic analysis reveal that traffic capacity is not a “differentiator” in 
reviewing the two alternative routes. Therefore, based on our review, we recommend the proposed 
development move ahead routing the Queensgate Drive extension to S Bermuda Road. The S Bermuda 
Road alternative directs site traffic to an existing roadway that generally has fewer private residential 
driveways, a higher posted speed limit, and a more gentle horizontal and vertical profile as compared 
to Rachel Road. If a secondary connection to Rachel Road is realized in the future through other 
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Queensgate Extension Alternative Alignment Review Project #: 19707 
May 4, 2016 Page: 2 

Kittelson & Associates, Inc.  Portland, Oregon 

development activities, the additional connectivity provided by Rachel Road should further enhance the 
local transportation system.  

Assuming Queensgate Drive is extended to S Bermuda Road, review of operations at three study 
intersections determined that: 

 Signalization of the Leslie Road/E Reata Road intersection will likely be needed in 
conjunction with full buildout of The Vista development. We recommend the intersection 
operations be monitored during phased buildout of The Vista beginning after completion of 
the first 200 homes at The Vista and that the intersection be signalized if and when 
warranted. The anticipated signalization need is consistent with the City of Richland’s 
adopted Transportation Plan. Further, this intersection may require signalization in the 
event the Rachel Road extension is pursued instead of the S Bermuda Road extension 
(though signalization should not be required to support full buildout of The Vista alone). 

 A westbound right-turn lane should be provided at the S Bermuda Road/E Reata Road 
intersection. The 20-year analysis revealed that this right-turn lane would meet WSDOT 
guidelines regardless of whether Queensgate is extended to Rachel Road or S Bermuda 
Road. 

In addition, the 20-year analysis also identified the need for a westbound left-turn lane on E Reata Road 
at S Bermuda Road. The Vista development is not anticipated to contribute any traffic volumes to this 
movement and the need for the improvement is independent of development of the new 
neighborhood.  

Twenty year modeling also found the Rachel Road/Leslie Road intersection requires mitigation 
regardless of the Queensgate Drive extension alternative selected (under both scenarios, the future 
modeling assumes a new eastern extension of Rachel Road between Leslie Road and Steptoe Street to 
the east per the Richland Transportation Plan). Acceptable operations can be provided either via 
signalization or installation of a roundabout.  

No other intersection capacity improvement needs were identified amongst the three study 
intersections in either the near-term or the 20-year conditions. 

The remainder of this letter further documents our study methodology and findings. 

STUDY BACKGROUND  
Pahlisch Homes, in cooperation with the Bauder family, is proposing development of land 
encompassing approximately 140 acres. At this time, development is anticipated to include up to 470 
residential homes. In addition to the local street infrastructure provided within the new neighborhood, 
the development would also accommodate the extension of Queensgate Drive south through the 
property. The southerly Queensgate Drive extension could be constructed to connect with either S 
Bermuda Road or Rachel Road, both of which could connect the new neighborhood as well as 



Queensgate Extension Alternative Alignment Review Project #: 19707 
May 4, 2016 Page: 3 

Kittelson & Associates, Inc.  Portland, Oregon 

surrounding neighborhoods with Leslie Road. The total area of the Bauder and Wilson properties is 351 
acres with a potential 1,177 homes at build out. The 20-year analysis assumes development of the 
additional homes.  

This study compares and contrasts the transportation impacts of extending Queensgate Drive to either 
S Bermuda Road or Rachel Road. Figure 1 illustrates the site vicinity and Figure 2 illustrates a 
conceptual assessment of two roadway alignment alternatives. 

STUDY METHODOLOGY 
We evaluated implications of both roadway extension alternatives through a combination of travel 
demand modeling and intersection capacity analysis as well as qualitative field observations about the 
existing built environment and topography of the adjacent roadways, as described below.  
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Kittelson & Associates, Inc.  Portland, Oregon 

Travel Demand Model 

Data from Benton-Franklin Council of Government’s (BFCOG) travel demand model was used to assess 
traffic volume changes associated with each of the two alignment alternatives. The travel demand 
model was used to assess how local and regional trips may change with each of the roadway 
connections as well as to understand overall travel patterns within the site vicinity. 

Intersection Operations 

Existing conditions were reviewed at three intersections to establish a baseline for comparison of near-
term and 20-year conditions assuming construction of the alternative roadway extensions. The three 
study intersections are: 

 Leslie Road/Rachel Road 

 S Bermuda Road/E Reata Road 

 Leslie Road/E Reata Road 

Intersection operations were evaluated using 2000 Highway Capacity Manual analysis procedures. The 
City of Richland seeks to maintain Level of Service (LOS) “E” or better at unsignalized intersections per 
Table 3-1 of the Richland Transportation Plan. 

EXISTING CONDITIONS 
The existing conditions analysis identifies site conditions and the current operational and geometric 
characteristics of the transportation system in the vicinity of the property and along the two 
Queensgate Extension alignment alternatives. The purpose of this section is to set the stage for a basis 
of comparison to future conditions. The study intersections and The Vista site were visited and 
inventoried in March 2015. 

Geometric Considerations 

Today, S Bermuda Road is a two-lane facility with a posted 35 mile per hour speed limit. Rachel Road is 
also a two-lane facility but with a posted 25 mile per hour speed limit. In addition to having a lower 
posted speed limit, Rachel Road accommodates more closely spaced residential driveways and more 
horizontal and vertical curvature compared to S Bermuda Road.  

Both roadways provide a connection to Leslie Road and ultimately I-82. Rachel Road connects directly 
with Leslie Road whereas S Bermuda Road connects via E Reata Road, which is a designated arterial 
within City limits (collector roadway within Benton County jurisdiction west of City limits). E Reata Road 
is a two-lane facility with a 40 mile per hour posted speed limit.  
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In addition to the connectivity offered by either alignment to Leslie Road, Clover Road links Rachel Road 
and S Bermuda Road today. The existing Clover Road connection serves local trips and is not expected 
materially affect either Queensgate Extension routing alternative. 

Leslie Road is a designated by the City as an arterial and has a posted 40 mile per hour speed limit. The 
roadway has a three-lane section (one lane in each direction plus a center left-turn lane) near Rachel 
Road and a four-lane section near E Reata Road (two southbound lanes, one northbound lane, and one 
northbound left-turn lane). Leslie Road provides an important connection between either of the 
Queensgate extension alternatives and the regional transportation system. 

24-hour Traffic Counts 

The Benton County Road Department provided 24-hour historical count data for the study roadways. 
This data is summarized in Exhibit 1 below. This information was used to understand how traffic 
patterns have changed in the site vicinity during the past twenty years. Based on the counts, S Bermuda 
Road traffic volumes have average about 1% annual growth, Rachel Road about 10% annual growth, 
and E Reata Road about 3% annual growth.  

Exhibit 1. Daily Traffic Volume Trends 
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As shown in the exhibit, S Bermuda Road has experienced relatively low growth over the past twenty 
years as compared to both E Reata Road and Rachel Road. However, all three roads are accommodating 
traffic volumes well below their capacity and consistent with their functional classification designation. 
The data shown in the tables also confirms that either alignment alternative can be accommodated 
without the need to widen any of the study roadways beyond a 3-lane cross-section. 

Intersection Operations 

Weekday morning (7:00-9:00 AM) and evening (4:00-6:00 PM) traffic counts were conducted at the 
three study intersections to establish a baseline of comparison for the near-term and 20-year analyses 
(refer to Attachment 1). Figure 3 summarizes the peak hour traffic counts collected as well as the 
existing intersection lane configurations and traffic control devices. 

As shown in the figure, all intersections were found to operate within City standards and at a LOS “E” or 
better. 
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SITE DEVELOPMENT TRIP GENERATION 
Pahlisch Homes, in cooperation with the Bauder family, is proposing development of up to 470 
residential homes on 140 acres of property in southwest Richland.  

A trip generation estimate was prepared based on information provided in the Trip Generation Manual, 
9th Edition (Reference 1). Table 1 summarizes the daily, weekday AM, and weekday PM peak hour trips.  
Note the daily trips have been rounded to the nearest 10 and peak hour trips to the nearest 5. 

Table 1. Trip Generation Estimate for The Vista Site 

Land Use Category 
ITE 

Code Size (Units) 
Total Daily 

Trips 

Weekday AM Peak Hour Weekday PM Peak Hour 

Total Trips In Out Total Trips In Out 
Single Family Homes 210 470 4,470 355 90 265 470 295 175 

 

ESTIMATED TRIP DISTRIBUTION PATTERN 
Existing travel patterns, land use, and roadway connectivity were assessed in conjunction with BFCOG 
travel demand model data and other transportation impact studies nearby to develop a reasonable trip 
distribution for the site-generated trips. The estimated trip distribution pattern is shown in Figure 4.  

2020 FUTURE CONDITIONS WITH THE VISTA 
Future year 2020 traffic conditions were evaluated assuming buildout of the 470 single family homes 
within the Vista. This analysis was completed assuming extension of Queensgate Drive to S. Bermuda 
Road in Alternative 1 and to Rachel Road in Alternative 2.  Based on BFCOG modeling, a two percent 
annual growth rate was assumed along each of the study roadways1. 

The operations analysis at the three study intersections was prepared for the two alignment 
alternatives assuming: 

 Queensgate Drive does not connect with Gage Boulevard 

 Queensgate Drive does not connect with Badger Mountain Parkway 

Link-based review of volume-to-capacity ratios generated by the BFCOG travel demand model in the 
site vicinity indicate that Queensgate Road, Leslie Road, Rachel Road, Bermuda Road, and E Reata Road 
are all projected to operate well under capacity regardless of which Queensgate Drive extension 
alternative is pursued. The model also suggests that the routes will be relatively uncongested and that 

                                                        

1 Based on a cordon line assumed around the study intersections, BFCOG modeling projects an average of 

approximately 1.4% growth per year between 2010 and 2020. 
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the travel times are relatively comparable.  In general, the modeling results indicate that neither traffic 
capacity nor travel times are “differentiators” when selecting an alternative. 

Figures 4 and 5 illustrate future 2020 background conditions (before site development), anticipated 
routing of site-generated trips, and total traffic conditions (with site development) assuming 
Queensgate Drive extension to S Bermuda Road. Figures 5 and 6 illustrate future 2020 conditions 
before and after site development assuming the Queensgate Drive extension to Rachel Road. 

Analysis of the study intersections found that all of the intersections operate acceptably assuming the 
Queensgate Drive extension to Rachel Road. The Bermuda Road extension alternative results in 
eastbound delays at the E Reata Road/Leslie Road intersection causing a LOS “F” condition for the 
westbound left-turn movement during the weekday PM peak hour. The LOS “F” could be mitigated 
through signalization of the intersection, an improvement identified as an anticipated future need in 
the Richland Transportation Plan. Appendix 2 includes the intersection analysis worksheets. 

While signalization of the E Reata Road/Leslie Road intersection would implement a previously 
identified improvement consistent with the City’s plans, the specific implementation timeline for 
signalization will be dependent both on the extent of re-routing of existing traffic that occurs with 
completion of the Queensgate Drive extension and the rate at which trips from The Vista actually 
impact the E Reata Road/Leslie Road intersection, pending construction and occupancy of the new 
homes. For these reasons, we recommend the E Reata Road/Leslie Road intersection operations be 
monitored during phased buildout of The Vista and that the intersection be signalized if and when 
warranted.  

Turn Lane Considerations 

The Washington State Department of Transportation (WSDOT) has defined traffic-volume based turn 
lane guidelines within the WSDOT Design Manual (Reference 3). Left-turn lane guidelines are provided 
in section 1310.04(2)(a) while right-turn lane guidelines are provided in section 1310.04(3).  

Left-turn lanes are already in place at two of the three study intersections. As such, we reviewed the 
potential need for left-turn lanes at the S Bermuda Road/E Reata Road intersection. Our analysis found 
that forecast traffic volumes at the intersection would not meet the WSDOT guidelines for providing a 
left-turn lane on E Reata Road in 2020 regardless of whether the S Bermuda Road or Rachel Road 
alignment alternative is chosen. 

The WSDOT right-turn lane guidelines suggest the need for a westbound right-turn lane at the S 
Bermuda Road/E Reata Road intersection with the S Bermuda Road alternative. This right-turn lane is 
not needed in 2020 if the Rachel Road alternative is chosen. Provision of a right-turn would be 
appropriate in conjunction with site development of The Vista assuming the S Bermuda Road 
alternative is selected. Subject to County staff direction and/or further future analysis completed after 
partial site development at The Vista, it appears provision of the right-turn lane would be appropriate 
in conjunction with occupancy of the 150th home at the Bauder site. 
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2036 FUTURE CONDITIONS  
Future year 2036 traffic conditions were evaluated assuming construction and occupancy of several 
new neighborhoods in the vicinity and additional street connectivity, including: 

 the Badger Mountain Subarea Plan2, including completion of Badger Mountain Parkway 
between Queensgate Drive and Dallas Road; 

 the 470 single family homes proposed within the Vista; 

 development of up to 1,177 residential homes lands adjacent to the Bauder property; and, 

 the extension of Gage Boulevard to Queensgate Drive 

Based on these assumptions, year 2036 traffic volumes at the three study intersections were developed 
for two alternatives – Alternative 1 assuming extension of Queensgate Drive to S Bermuda Road and 
Alternative 2 assuming extension of Queensgate Drive to Rachel Road in Alternative 2. The year 2036 
weekday PM peak hour volumes were calculated using year 2030 turn movement projections 
developed from the BFCOG travel demand modeling that were post-processed following NCHRP 2-55 
analysis procedures. The resultant year 2030 volumes were grown by a two percent annual growth rate 
to develop year 2036 intersection turning movement volumes. 

Figure 8 illustrates future 2036 weekday PM peak hour traffic conditions assuming Queensgate Drive 
extension to S Bermuda Road. Figure 9 illustrates future 2036 weekday PM peak hour conditions 
assuming the Queensgate Drive extension to Rachel Road. Appendix 3 includes the intersection analysis 
worksheets. Analysis of the study intersections under year 2036 conditions found: 

 Operations of the Rachel Road/Leslie Road intersection require mitigation regardless of the 
Queensgate Drive extension alternative selected (under both scenarios, the future modeling 
assumes a new eastern extension of Rachel Road between Leslie Road and Steptoe Street to the 
east per the Richland Transportation Plan). Acceptable operations can be provided either via 
signalization or installation of a roundabout. Further, neither Rachel Road or Leslie Road need 
to be widened beyond a three-lane cross-section to accommodate future traffic volumes. 

 Operations of the E Reata Road/Leslie Road intersection require mitigation regardless of the 
Queensgate Drive extension alternative selected. As was noted in the discussion of 2020 
conditions, signalization of the intersection was identified as an anticipated future need in the 
Richland Transportation Plan. 

 WSDOT Design Manual Guidelines suggest the need for providing both a westbound right-turn 
lane and a westbound left-turn lane on E Reata Road at S Bermuda Road in 2036, again 
regardless of the Queensgate Drive extension alternative selected (operations would improve 
to level of service ”D” with the turn lanes for both options). 

                                                        

22 As documented in the April 2010 Badger Mountain Subarea Plan - Transportation study, accounting for the trips 
generated assuming the “Alternative 1” southern connection of the site to Queensgate Drive (as identified in Figure 4.1 
of the report) 
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SUMMARY FINDINGS & CONCLUSIONS 
Based on the analysis presented in this letter, we conclude that the proposed Vista site development 
could be supported through extension of Queensgate Drive south to connect with S Bermuda Road or 
Rachel Street. BFCOG travel demand modeling determined that either extension alignment choice is 
viable and that roadway link capacity is not a differentiator in comparing the two alternative routes.  

From a transportation systems perspective: 

 Either extension alternative can be supported at the link level from a roadway capacity 
perspective. None of the study roadways would need to be widened beyond a three-lane 
cross-section to support year 2036 conditions regardless of the alignment option. 

 Both alternatives would require signalization of the E Reata Road/Leslie Road intersection. 
The need for this improvement was identified in the Richland Transportation Plan as well. 
The timing of signalization will depend on the construction and occupancy of new homes in 
the area and should therefore be monitored to determine if and when it is warranted. 

 Forecast traffic volumes at the S. Bermuda Road/E Reata Road intersection would not meet 
the WSDOT guidelines for providing a left-turn lane on E Reata Road in 2020 regardless of 
whether the S Bermuda Road or Rachel Road alignment alternative is chosen. However, this 
improvement would be needed in year 2036. 

 The WSDOT right-turn lane guidelines suggest the need for a westbound right-turn lane in 
2020 at the S Bermuda Road/E Reata Road intersection with the S Bermuda Road 
alternative. This improvement is needed in year 2036 regardless of the alignment route 
chosen.  

   

In the final assessment, the route alignment extension choice should be judged based on construction 
feasibility as well as impacts to existing neighborhoods. Traffic capacity is not a differentiator between 
the options.  

Should the S Bermuda Road alternative be selected, improvements are recommended at both the S 
Bermuda Road/E Reata Road intersection and the Leslie Road/E Reata Road intersections as part of The 
Vista development. These improvements will be needed to support the 20-year buildout of the overall 
area and should be coordinated with adopted City of Richland plans and policies. 

 We recommend the Leslie Road/E Reata Road intersection operations be monitored during 
phased buildout of The Vista beginning after completion of the first 200 homes at The Vista 
and that the intersection be signalized if and when warranted. 

 Subject to County direction and/or further future analysis completed after partial site 
development at The Vista, we recommend provision of a westbound right-turn lane on E 
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Reata Road at S Bermuda Road in conjunction with occupancy of the 150th home at the
Bauder site.

Please contact us if you have any questions or wish to discuss our findings.

Sincerely,
KITTELSON & ASSOCIATES, INC.

Julia Kuhn, PE Chris Brehmer, PE
Senior Principal Engineer Principal Engineer

Cc: Chad Bettesworth, PE; Pahlisch Homes, Inc.

Jason Mattox, PE; HDJ Design Group, PLLC
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Chapter 22.12
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22.12.010 Purpose.

The following sections of this chapter are enacted and shall be liberally construed to effectuate
the following purposes:

A. To aid in the amelioration of adverse environmental impacts of land use and development;

B. To assure that adequate park and recreational sites and facilities are properly located,
developed and preserved to meet the recreational needs of the residents of the city’s
neighborhoods;

C. To equitably apportion, on the basis of the additional need created by individual
developments, the cost of providing park and recreational sites and facilities necessary to serve
the additional families brought into the community by new development;

D. To aid in implementation of the goals, objectives, policies and standards set forth in the
parks and recreation element of the Richland comprehensive plan.

22.12.020 Park impact fees.

As a condition of the granting of approval of any residential zoning or residential development
plan under RMC Title 23 or any residential subdivision or residential short subdivision under
RMC Title 24 and consistent with the needs and purposes expressed in RMC 22.12.010, a
payment of an impact fee shall be required for one or more of the following: the acquisition or
development of public open spaces devoted to public parks, playgrounds, and trails and other
recreational purposes; provided, that no fee shall be required where the average density of the
proposed use or development is one dwelling unit or less per two and one half acres.

Park impact fees shall be as follows:

Single family residential unit
$1,187.00/unit

Townhomes and duplexes
$1,053.00/unit

Apartments 3 – 4 units
$922.00/unit

Apartment > 5 units
$747.00/unit

Mobile homes
$838.00/unit



Beginning in 2012 and in every year following, fees shall be adjusted January 1st of each year,
based on the annual percentage change in the Consumer Price Index, Seattle Urban Wage and
Clerical Workers (CPI W) July through June.

22.12.025 Review by Richland parks and recreation commission.

Repealed by Ord. 24 11.

22.12.030 Payment of fees.

The department shall not approve the final inspection and issue the certificate of occupancy
unless and until the impact fees required by this chapter, less any permitted exemptions,
credits or deductions, have been paid in full or land has been dedicated per RMC 12.12.050 or
park fee credits have been approved by the city. If the payment of impact fees is deferred past
the point of permit issuance, the process for the deferral of impact fee payments as set forth in
RMC 12.03.085 shall be followed.

A. Fees shall be deposited in a park reserve fund account as established in RMC 3.24.150
through 3.24.170 and shall be used for the acquisition or improvement of park and recreational
facilities serving and primarily benefiting residents of the zone with respect to which such
payments have been made.

B. Acquisition and/or improvement of such park and recreation facilities shall be made as
sufficient funds become available and consistent with the most recent adopted version of the
parks and recreation plan.

22.12.035 Criteria for acceptance of park land dedication.

Repealed by Ord. 24 11.

22.12.037 Criteria for acceptance of open space dedication.

Repealed by Ord. 24 11.

22.12.040 Review of development applications by the parks and recreation commission.



The Richland parks and recreation commission shall review and make a recommendation to the
city council relating to all development proposals in which the applicant is proposing the
dedication of any park, trail or open space property to the city; the development abuts a city
park or trail property and/or the applicant is requesting credit or partial credit against fees
otherwise required by this chapter for private park improvements or other related private
improvements that may have the effect of reducing the need for city parks. Projects that are
less than 250 dwelling units in size and that do not abut or adjoin existing city park or trail
properties and that do not include any proposed land dedications or requests for park
mitigation fee credits shall be exempt from review by the parks and recreation commission;
provided, that in any circumstance where the Richland parks and recreation commission
reviews any development proposal that also requires review by the Richland planning
commission under RMC Titles 23, 24 or 26, the Richland parks and recreation commission
review shall occur first, so that the Richland planning commission will have knowledge of any
Richland parks and recreation commission recommendation or decision.

22.12.045 Value of dedicated park land.

Repealed by Ord. 24 11.

22.12.050 Dedication of park land in lieu of payment of fees.

The parks and recreation commission shall make a recommendation to council on the
acceptance of park land in lieu of fees. Dedication of land for park and/or trail purposes shall be
based on criteria within the most current version of the adopted parks and recreation plan.
Where the dedication of park land is accepted by the city, the value of such dedication shall be
established, based on the average of recent undeveloped residential land sales occurring within
the vicinity of the development. Alternatively, an applicant may choose to establish a value
through the use of a certified land appraiser; provided, that any such appraisal shall be
independently reviewed by a second certified land appraiser. The costs of such appraisals shall
be borne by the applicant. These land values shall be used to determine the amount of credit
provided against any required park fees.

22.12.060 Time of payment of required fee.

Repealed by Ord. 24 11.



22.12.070 Credit for land and/or facilities.

Credit may be granted for private land and/or facilities which are provided in a residential
subdivision or development. Credit may also be granted for improvements made to existing
public park land or facilities. Improvements to public or private lands that are eligible for credit
are those that assist in meeting the need for neighborhood recreational lands or facilities and
which implement the most current adopted version of the parks and recreation plan. Projects
for which credit may be granted include the provision of usable open space containing
minimum improvements (irrigation system, ground cover and landscaping) and/or the provision
of facilities typically associated with neighborhood parks and playgrounds. All park
improvements and installation of park facilities and/or equipment eligible for such credit shall
be subject to the approval of the parks and recreation department for conformance with city
standards. The amount of credit to be granted, if any, shall be determined by the Richland parks
and recreation commission and shall be based on the value of the land and/or facilities
provided, the suitability of such land and/or facilities for activities typically associated with
neighborhood parks and playgrounds, the ability of the land and/or facilities to serve public and
private recreational needs of the neighborhood, and the impact on implementation of the
parks and recreation element of the Richland comprehensive plan.

Requests for credit shall be submitted to the city planning and development services division
and shall contain the following information:

A. A site plan showing:

1. Scale of the drawing and the boundaries, dimensions and orientation of the site to true
north;

2. Topography at a minimum two foot contour interval;

3. Location and layout of existing physical characteristics (vegetation, natural waterways and
drainage ways, rock outcroppings, etc.) indicating any significant features to be removed,
improved or preserved;

4. Location and layout of proposed improvements including landscaping, irrigation system,
pathways and trails, play areas and playground equipment, lighting, fencing, structures, etc.;

5. Ingress, egress and internal circulation for the site;

6. Relationship of the site and proposed improvements to adjoining property.

B. An itemized list of the proposed improvements including a description, the quantity, and
estimated per unit cost figure for the individual improvements.



C. A statement of the methods and/or provision for ownership, maintenance and use of the site
and proposed improvements.

D. Any other materials and/or information determined by the city to be necessary or
appropriate.

The city parks department shall coordinate review of the request for credit and shall forward
same to the Richland parks and recreation commission, which shall review the request for
credit and determine the amount of credit to be granted, if any. If the granting of credit is
determined to be appropriate, the value established therefor shall be deducted from the fees
owed under RMC 22.12.030.

22.12.080 Appeals.

Appeal to the parks and recreation commission concerning interpretation or administration of
this title may be taken by any person aggrieved. Such appeals shall be taken within 10 days
from the date of the order, requirement, decision or determination by filing with the city
planning and development services division a notice of appeal specifying the grounds thereof,
together with a $100.00 filing fee. The planning and development services division shall
transmit to the parks and recreation commission all papers constituting the record upon which
the action appealed from was taken. The parks and recreation commission shall conduct a
hearing of the appeal within 45 days after the filing of the notice of appeal. Written notice of
such hearing shall be mailed at least 10 days before said hearing to the parties in interest. At
the hearing, any party may appear in person or by agent or attorney. Any decision made by the
Richland parks and recreation commission may be appealed to the Richland city council.

22.12.090 Vesting.

Any person, firm or corporation who has dedicated land to the city through the platting
process, for park purposes and/or has made improvements to city park land to satisfy the
requirements of this chapter prior to the adoption of this ordinance amendment on October 4,
2011, to fully satisfy the requirements of this chapter shall not be assessed any additional fees
or required to dedicate additional park land under this chapter. Any person, firm or corporation
who has dedicated land and/or made improvement to city park land to partially satisfy the
requirements of this chapter shall be given credit for the percentage of the required fee that
has been satisfied. Any person, firm or corporation, who applies for building permits for
residential units, after October 4, 2011, shall pay fees in accordance with the current provisions
of this chapter.
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