Agenda

Hearing Examiner Meeting

Monday, November 13, 2017
rieniana  City Hall Council Chamber | 505 Swift Boulevard
Jfecshirglon

7

Hearing Examiner: Gary McLean

Liaisons: Staff Liaison Development Services Manager Simon

Public Hearing — 6:00 p.m.

Public Hearing Explanation:

New Business — Public Hearing:

I. Consideration of a preliminary plat and rezone application to change the zoning on a 3.4 acre site from

Agriculture to RI-10 Single Family Residential and to divide the property into || residential lots known as
"Westcliffe Heights 11". 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

l Meeting Date: 11/13/2017 Agenda Category: New Business — Public Hearing
Richiand

T 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 || 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 Il
I I-Lot Preliminary Plat

Attachments:
1. $2017-103 Staff Report




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

GENERAL INFORMATION:

PROPOSAL NAME: Westcliffe Heights Il - Preliminary Plat and Zone Change

LOCATION: East of Bermuda Road and west of Meadow Hills Drive
APPLICANT: Mark Bauder

FILE NO.: S2017-103 & Z2017-105

DESCRIPTION: Request to subdivide 3.47 acres into 11 single family

residential lots and to rezone the site from Agriculture to R-
1-10 (Low-Density Residential)

PROJECT TYPE: Type Ill Preliminary Plat and Zone Change
HEARING DATE: November 13, 2017
REPORT BY: Shane O’Neill, Senior Planner

RECOMMENDED
ACTION: Approval subject to completion of proposed conditions
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ViCiIlity ItemiWestcliffe Heights II - Pre. Plat
M Applicant: Mark Bauder
ap File # S2017-103

Figure 1 - Vicinity Map

DESCRIPTION OF PROPOSAL

Mark Bauder has filed a preliminary plat application to divide approximately 3.47
acres into 11 single family residential lots (Exhibit 2), known as the plat of Westcliffe
Heights Il. The site is part of a recently revised parcel (Exhibit 3) on Little Badger
Mountain. The proposed eleven lots lie between the west boundary of the previously
approved plat of Westcliffe Heights and the future extension of Queensgate Drive.
The plat proposes an average lot size of 11,257 square feet.

The preliminary plat application is accompanied by a rezone application to convert
the site’s zoning from Agriculture to R-1-10 (Low-Density Residential).

A single 54-foot-wide roadway serving all eleven lots is shown to extend from the
future Queensgate Drive to Westcliffe Heights. Southeasterly of the plat is an
irrigation pond operated by Badger Mountain Irrigation District.

This plat adds 11-lots to the larger plat of Westcliffe Heights in an area that could not
be included during the prior review due to the configuration of property lines. At the
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time Westcliffe Heights was reviewed, the area containing the proposed 11- lots was
outside of the property boundaries owned by Mark Bauder. Since that time Mr.
Bauder has received approval for a boundary line adjustment (Exhibit 3) to
incorporate the subject site into the larger parcel.

Land Use [tem:Westcliffe Heights II - Pre. Plat N
Applicant: Mark Bauder A

Map  Lic s 50017-103

Land Use
(Comp. Plan)

B :gricutture

[ ] Low-Density Residential

Figure 2 — Comprehensive Plan Map

COMPREHENSIVE PLAN

The Badger Mountain South sub-area plan assigns a low-density residential land
use designation to the site. The low-density residential designation allows for a
residential density range of between 0 — 5 dwelling units per acre equating to
average allowable residential densities of 3.5 units per acre. Westcliffe Heights Il
proposes an overall density of 3.17 units/acre or a net density of 3.8 units/acre
exclusive of the right-of-way. Both density calculations fall within the allowance of the
low-density residential land use designation.

GOALS & POLICIES
Land Use Goal #3 in the plan addresses residential development. It states:
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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Land Use Goal 4: The City will maintain a broad range of residential land use
designations to accommodate a variety of lifestyles and housing opportunities.

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

Policy 2 — Encourage higher residential densities especially in and near
the Central Business District area.

Policy 3 — Innovative and non-traditional residential developments can
occur through the use of planned unit developments, density bonuses,
new types of housing, and multi-use or mixed-use developments.

The City’s Transportation element of its comprehensive plan includes the following
policy statements:

Policy 1: The City will reserve property for needed rights-of-way as quickly as
possible by requiring dedication of right-of-way as a condition for development.

Policy 2: The City will only consider land use changes (such as planned unit
development, master planned projects, rezones and plats) when existing and
proposed transportation needs are adequately met.

Policy 3: The City will route major and secondary arterials around, rather than
through, neighborhoods and communities so as to minimize traffic impacts on
residential neighborhoods.

a. New residential collector street corridors should be designed and constructed
through areas that are not already developed with single family housing.

b. Existing local residential streets should not be converted into collector street
routes. In instances where existing streets must be converted to collector
roads, these streets shall be brought up to the minimum design standards for
collector roads.

c. Inthose cases where collector street corridors must be built in close proximity
to existing residential neighborhoods, the collector street must be designed in
such a way as to minimize the impact to adjoining residents through the use
of landscape buffers, sound barriers or similar measures.

d. In order for arterial collector streets to function effectively, access restrictions
shall be imposed on new arterial collector streets. Such access restrictions
shall not prevent commercial businesses from accessing directly onto an
arterial collector street. Further, residential access may be allowed in specific
instances where such access can be demonstrated to have no negative
impacts on traffic safety, road function and/or circulation.
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Zoning Item:'Westcliffe Heights II - Pre. Plat N
M Applicant: Mark Bauder A
ap File # S2017-103

Figure 3 — Zoning Map

ZONING

The site is currently assigned Agriculture zoning, under which the proposed
residential density cannot be permitted. In light of this issue Mr. Bauder has applied
to convert the zoning from AG to R-1-10 (Low-Density Residential) which allows
minimum lot sizes of 8,000 square feet (5.4 dwelling units/acre) with a requirement
for a 10,000 square foot average lot size (4.3 units/acre).

R-1-10 (Single-Family Residential) zoning is assigned to the Westcliffe Heights site
to the east. Land to the west is zoned Agriculture while other tracts to the west are
under Benton County’s jurisdiction as is the residential neighborhood to the south.
Rezoning the site as requested would create consistency with land to the east.

Land Uses and Dimensional Standards
The following R-1-10 standards will apply to the proposed plat provided the rezone
receives approval:

Uses Permitted: Single Family Homes (detached)
Front yard setback: 20 feet minimum
Side yard setback: 10 feet minimum
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Rear yard setback: 25 feet minimum
Maximum building height: 30 feet

SITE DESCRIPTION & ADJACENT LAND USES

Sitting just below the top of the hill locally referred to as “Little Badger Mountain”, the
plat site currently consists of graded land treated with crushed rock. The site is flat
and devoid of plant life as a result of recent grading necessary to gain equipment
access for grading and site preparation of the larger Westcliffe Heights subdivision.

Surrounding adjacent lands are predominately undeveloped. Lands to the north and
to the east are vacant sites containing arid sagebrush which slopes downward until
reaching the residential developments below. Land in the southern and western
vicinities remains as agricultural orchards.

The plat is situated in an area of vacant land on the western fringe of urban south
Richland with neighborhoods to the east and north and with large open expanses of
orchard land generally to the west. Approximately 450-feet north of the plat site is a
small area containing structures associated with farm operations for the nearby
orchards. Then 1,200 feet north of the plat site are two homes owned and inhabited
by the Wilsons who own the farm land.

CRITERIA FOR PRELIMINARY PLAT APPROVAL

Section 24.12.053 of the RMC sets forth the criteria that must be met before a
preliminary plat application can be approved. It states:

The hearing examiner shall not recommend approval of any preliminary plat
application, unless the approval is accompanied by written findings that:

A. The preliminary plat conforms to the requirements of this title;

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

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

D. The application is consistent with the requirements of RMC 19.60.095

RMC Section 24.12.050 designates the Hearing Examiner as the hearing body
responsible for conducting the review of preliminary plat applications.
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PUBLIC NOTICE

Application Date: September 21, 2017
Notice of Hearing Mailed: October 19, 2017
Notice of Hearing Posted: October 18, 2017
Notice of Hearing Published: October 22, 2017
Public Hearing: November 13, 2017

A combined notice of application and SEPA determination was provided by mailing
notices to property owners within 300 feet. A public hearing notices was distributed
through posting of the property, mailing of notice to property owners within 300 feet
of the site and publication in the Tri-City Herald newspaper. Copies of the notices
and affidavits are included in Exhibit 4.

UTILITY AVAILABILITY

Utilities will serve the plat by way of extension from the lager Westcliffe Heights plat.
The general configuration of utilities is as follows. There are existing water mains
within the boundary of this preliminary plat extending from the Falconcrest
subdivision to the southeast. As development proceeds over these mains it shall be
the responsibility of the developer to re-lay them at the correct depth and/or relocate
them to be within future rights-of-way. The developer will be required to demonstrate
that all phases are capable of delivering adequate fire flows prior to construction
plans being accepted for review. This may require looping of the water-main from
off-site locations, or oversizing of water mains where needed. Domestic potable
water will serve the plat from a forced main in the future extension of Queensgate
Drive as well as from the municipal reservoir tanks central to the site.

There are multiple off-site locations available to extend sanitary sewer to this project.
One possible point of sewer extension is from within the future extension of
Queensgate Drive which is an integral feature of this plat as it will serve as a primary
point of access into the site. However, City Engineering Department staff indicated
that sewer discharge will likely drain to the existing main in Meadow Hills Drive in the
Crested Hills subdivision lying at the southeast foot of Little Badger Mountain.

The electrical service for Westcliffe Heights will be accomplished by extending a
feeder circuit from the Westcliffe development up Queensgate Drive. This feeder will
be extended through the Westcliffe Heights development and connect to an existing
feeder circuit in the Falcon Crest subdivision. This will complete a feeder loop
improving the system reliability. The residential lots will be served from distribution
circuits that are fed from the feeder circuit extended through the development.
Infrastructure for a future feeder tie to Rachel Road will also be installed during this
development.
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TRANSPORTATION

Access into the plat will be achieved by connecting directly to the planned extension
of Queensgate Drive, construction of which is currently underway as part of the
Westcliffe Heights plat approval. The primary access point will come from
Queensgate Drive by way of an off-site extension of the arterial collector roadway.
This portion of Queensgate Drive will have to be constructed prior to completing
Phase 1 of the larger Westcliffe Heights subdivision. At full buildout, Westcliffe
Heights & Westcliffe Heights Il will complete some local roadway network
connections providing multiple access options for several residential areas in the
vicinity. For example, the Falconcrest subdivision will no longer be restricted to a
single point of access on Morency Drive to the north. As a result of the Westcliffe
Heights road system Falconcrest residents will also be able to access Queensgate
Drive via Morency Drive, the primary drive within the Westcliffe Heights plat or
access Leslie Road via Rachel Road to the south. The Technical Advisory Report
(TAC Report, Exhibit 8) contains development conditions requiring the off-site
portion of Queensgate Drive to be constructed to the City’s standard rural road
section at the same time that this project is constructed.

In regard to the level-of-service (LOS), pursuant to RMC 12.03.170 and 12.03.180
this development proposal as submitted is in general conformance with the
assumptions made for land use and scale/density. By way of impact fee payment,
the project complies with the concurrency requirements of the Municipal Code.

A traffic study/transportation analysis prepared by Kittelson & Associates, Inc. dated
May 4, 2016 (Exhibit 10) was submitted with the Westcliffe Heights Il preliminary plat
application. The 20-page traffic study analyzes traffic impacts associated with
multiple roadway alignment alternates of roadways serving the Westcliffe Heights
plat site, providing a set of findings and conclusions at the end. A bulk of the study
analyzes impacts of roadway alignment alternates leading out of the plat site toward
the south, through residential neighborhoods lying in Benton County’s jurisdiction
and eventually connecting to City of Richland roadways. Westcliffe Heights
proposes connections to Jurupa Street and Rachel Road at the city limits boundary
which the study addresses. Analyses of Queensgate Drive extensions and alignment
alternates in the study are not particularly applicable to Westcliffe Heights
considering all portions of Queensgate Drive lie off-site and would not be
constructed as part of this project. An off-site extension of Queensgate Drive from
the north however, is proposed as a primary access point for the plat, alleviating
traffic on other roadways. Details of the study also correlate with the 11 lots being
added along the “Primary Drive”.

SEPA

Included in this rezone and pre-plat application submittal was a SEPA checklist
addressing potential impacts of site development (Exhibit 5). On October 9, 2016
staff issued a Determination of Non-Significance (DNS) (Exhibit 6). The comment
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period for the DNS expired on October 24, 2017. No comments were submitted to
the city in response to the DNS (EA2017-15).

Pursuant to WAC 197-11-800(6) (c) the rezone application qualifies as a
categorically exempt action by meeting the requisite circumstances; they are as
follows:

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;

(i) The proposed rezone is consistent with and does not require an
amendment to the comprehensive plan; and

(i) 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 land use
designations set forth in the Badger Mountain Sub-Area Plan which was
analyzed through the preparation of an environmental impact statement at the
time of the plan’s initial adoption in 2010.

AGENCY COMMENTS

A variety of public agencies and City departments were given an opportunity to
comment on the proposal. Comments from the Richland Public Works/Engineering
Department have been incorporated into the TAC Report (Exhibit 8). At the time this
report was written no comments from potentially affected agencies have been
received by the City with the exception of a letter from the Kennewick Irrigation
District stating that the site lies outside of their service area boundary and that
stormwater generated by the site shall be captured and infiltrated on-site (exhibit x).

PUBLIC COMMENTS

At the time this report was prepared, the City received no comments from any
residents from the surrounding vicinity nor from the public at large.

TECHNICAL ADVISORY COMMITTEE RECOMMENDATIONS

City staff has prepared a list of recommended conditions for the application
contained in the Technical Advisory Committee (TAC) Report (Exhibit 8).
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ANALYSIS

The criteria approval of a preliminary plat application (RMC 24.12.053) are reprinted
here, with a summary of how the application complies with the standard:

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

The City’s subdivision regulations set forth specific requirements for the filing of an
application, how notice of the application is to be provided and requires that the
Hearing Examiner conduct a public hearing and make recommendation to the City
Council. These steps have been followed to date.

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

¢ Open spaces are provided for as part of the larger Westcliffe Heights plat in
the form of tracts together with a large area of land that was dedicated to the
city to be used for the extension of an existing hiking trail in the vicinity.
Additionally the 11 proposed lots will be subject to the payment of parks
impact fees at the time of building permit issuance.

e Crested Hills Park is a 5.8-acre neighborhood park situated approximately a
half mile east of the proposed plat.

e The larger 41.5-acre Badger Mountain Park is located approximately 2-miles
from the proposed plat site. Badger Mountain Park contains outdoor sports
fields and courts able to serve recreational needs of the broader surrounding
vicinity.

e The planned extension of Queensgate Drive would provide access to the
proposed subdivision. Streets located within the proposed plat will include
curbs, gutters and sidewalks.

e An off-site extension of Queensgate Drive is as part of the plat; thereby
furthering construction of the arterial roadway network in the vicinity as
identified in the Comprehensive Plan.

e The site is not located along an existing bus route. The Ben Franklin Transit
Authority provides bus service to the community presently provides service
along Keene Road and Gage Blvd. approximately 3.5 miles to the east.

e The plat would be served by City domestic water lines currently existing
within the boundaries of the project site. Water lines have capacity to provide
for the proposed project.

e Sanitary sewer would be extended to this project site via the Queensgate
Drive extension corridor.

e The plat would be served by Richland Energy Services electrical power by
way of service line extension.

¢ An irrigation source and distribution system, entirely separate from the City’s
domestic water system, shall be provided for this development.
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e In accordance with City development standards, storm water drainage would
have to be retained on-site. Site drainage will rely on storm water drainage
facilities included in the larger Westcliffe Heights plat.

¢ Richland School District was given the opportunity to comment. Following
their review of the proposed preliminary plat the District indicated they have
no specific concerns or requirements relative to the plat.

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

The proposed project is consistent with the Comprehensive Plan by way of the
Badger Mountain Sub-Area Plan, both in terms of the proposed density of the plat
and fulfilling road network expansion by adding a section of Queensgate Drive
leading into the plat. The project’s conformance with zoning requirements is reliant
upon approval of the associated rezone application. Provision of additional housing
units will contribute to meeting the housing demand experienced in the Tri-Cities
thereby serving public interest and demand. Land use designations identified in the
Badger Mountain Sub-Area Plan are illustrated in the map included herein as Exhibit
11.

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

A. The development application is consistent with the adopted Comprehensive
Plan and meets the requirements and intent of the Richland Municipal Code.
The proposal is consistent with the Comprehensive Plan by way of the Badger
Mountain Sub-Area Plan and does meet the requirements of the Municipal Code as

outlined above.

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

Chapter 22.09 is the City’'s adoption of the State Environmental Policy Act

provisions. The applicants filed an environmental checklist for which the City issued

and distributed a Determination of Non-Significance which completed the SEPA

review process. The City has not imposed additional mitigation measures beyond of

the payment of standard impact fees for new homes.

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

The project is consistent with the City’s Comprehensive Plan by way of the Badger

Mountain South Sub-Area Plan and approval is conditioned to comply with general

and site-specific development regulations and it therefore would be considered

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

The project would add 11 new residential lots that would be accessed from newly
constructed roadway extensions leading into the subdivision. A critical off-site
section of Queensgate Drive has been dedicated to the City in preparation for
extension to the plat site. This portion of Queensgate Drive will have to be
constructed prior to completing Westcliffe Heights [l. Transportation connectivity
would be achieved by making a direct connection to Queensgate Drive and to
Jurupa Street, Rachel Road and Morency Drive as part of the larger Westcliffe
Height subdivision thereby furthering connectivity within the City’s road network. At
full buildout, Westcliffe Heights will complete some local network connections
providing multiple access options for several residential areas. For example,
Falconcrest will no longer be restricted to only one (1) access on Morency Drive to
the north. Because the project is within the impact fee area, traffic studies are not
required to prove level of service or identify mitigation. The fee becomes the
mitigation; thereby fulfilling concurrency requirements.

E. Any conditions attached to a project approval are as a direct result of the
impacts of the development proposal and are reasonably needed to mitigate
the impacts of the development proposal.
The conditions of approval recommended for this project are as a direct result of
imposing City development standards as contained in City Code and are directly
related to the development proposal. All such conditions are iterated in the TAC
report (Exhibit 8).

FINDINGS AND CONCLUSIONS

Staff has completed its review the preliminary plat application for Westcliffe Heights
II (S2017-103) and recommends approval of the request subject to conformance
with the conditions of approval included in the attached Technical Advisory
Committee Report (Exhibit 8) based on the following findings:

Findings of Fact:

1. Adopted in 2010, Richland’s Badger Mountain South Sub-Area Plan is the
guiding document for assignment of land use designations in the vicinity of the
site. The BMS Plan designates the project site as suitable for low density
residential development with an allowable density range of 0 to 5 units per
acre;
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2. The proposed preliminary plat consists of 11 lots averaging 11,257 square feet
in area, representing a net density of 3.8 units per acre which falls below the
maximum allowable density;

3. The proposed zone change from Agriculture to R-1-10 (Low-Density
Residential) is consistent with the land use designations set forth in the
Badger Mountain South Sub-Area Plan;

4. R-1-10 zoning imposes a minimum average lot size requirement of 10,000
square feet. Westcliffe Heights |l proposes an 11,257 square foot average lots
size which exceed the minimum requirement;

5. Queensgate Drive, including the future extensions thereof, is classified as an
arterial collector roadway in the City’s Comprehensive Plan;

6. The traffic study (Exhibit 10) prepared by Kittelson & Associates Inc.
submitted with the pending application concludes that Queensgate Dr, Leslie
Rd and Rachel Road are “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.”; and

7. Extending Queensgate Drive from the north to the development site is a
condition of approval linked to the larger Westcliffe Heights subdivision. Prior
to issuing the first residential dwelling building permit in Westcliffe Heights it is
conditioned that this arterial roadway extension including all associated
improvements be completed and accepted by the City.

8. The Westcliffe Heights Il preliminary plat lies within the boundary of the South
Richland Collector Street Financing Plan (RMC 12.03). This plat shall
therefore be subject to the fees administered by the finance plan for any phase
submitted for approval. Since this property is included within the Financing
Plan, it is exempt from the SEPA-related traffic study requirement (TIA).

Conclusion of Law:

The proposed preliminary plat and zone change are consistent with and would
provide for development of the subject property in conformance with the
density and type of land use envisioned in the land use and transportation
elements of the adopted comprehensive plan.

Findings of Fact:

9. The proposal to assign R-1-10 (Single-Family Residential) zoning to the
project site is consistent with the regulating land use plan for applicable to the
vicinity;

10.If granted, R-1-10 (Single-Family Residential) zoning permits residential
densities of up to 4.3 units per acre. Westcliffe Heights Il plat proposes a net
residential density of 3.8 units per acre;

11.The 11 lots proposed have an average lot size of 11,257 square feet. The
smallest lot is 9,600square feet and the largest lot is 13,693 square feet.

12. The transportation element of the Comprehensive Plan contains a Street
Functional Classification map which indicates a proposed principal arterial
roadway aligned with the extension of Queensgate Drive identified in
development plans for the larger Westcliffe Heights subdivision. The elven



S2017-103 Staff Report
November 13, 2017
Page 14

lots proposed in the Westcliffe Heights Il plat will be served by way of direct
connection to the future extension of Queensgate Drive.

13. The application includes a request to convert the existing Agriculture (AG)
zoning to R-1-10 (Single-Family Residential). The Westcliffe Heights Il
preliminary plat survey proposes eleven (11) new single family lots meeting
and exceeding minimum standards for lot area and dimensions. All of the
proposed lots meet or exceed the 70-foot minimum lot width requirement.

14.All eleven proposed lots exceed the 8,000 square foot minimum area
requirement imposed by the R-1-10 zone.

15.The plat as a whole proposes an average lot area of 11,257 square feet
which surpasses the 10,000 square foot minimum.

Conclusion of Law:
The lots within the proposed subdivision are consistent with the provisions of
the City’s residential zoning regulations.

Findings of Fact:

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

17. The proposed preliminary plat provides for the extension of streets that are
consistent with the surrounding street network, includes provisions for the
extension of public domestic water, sewer, irrigation water and electrical
power lines;

18. The proposed improvements serving the platted area are consistent with the
City's development standards;

19. The City has wild land fire protection requirements that apply to homes built
on or adjacent to steep slopes that would impact lots within the proposed plat.
The recommended conditions of approval require compliance with these wild
land fire protection requirements;

20. Richland Municipal Code Chapter 22.12 (Exhibit 12) discusses the
parameters for dedicating parks land in lieu of payment of parks fees.
Concessions have not been made as part of this plat warranting exemption
from parks fees. Homes built in Westcliffe Heights Il will be required to pay
parks fees;

21.The school nearest to the project site is Orchard Elementary School located
2-miles away, on Gala Way. The Richland School District was invited to
comment and expressed no concerns with the plat.

22. City staff and other utility providers reviewed the project and have
recommended specific conditions of approval as set forth in the Technical
Advisory Committee report.
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Conclusion of Law:

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

Findings of Fact:

23.The applicant filed an environmental checklist (Exhibit 5) along with their
preliminary plat application as required under the State Environmental Policy
Act.

24. After review of the checklist and application materials, staff issued a
Determination of Non-Significance (Exhibit 6) on October 9, 2017.

25. The applicant submitted a geo-technical report (Exhibit 9) as required under
the City's Sensitive Areas Ordinance (RMC 22.10).

Conclusion of Law:

Pursuant to Chapters 22.09 and 22.10 of the RMC, the procedures required
under the State Environmental Policy Act and the City’s Sensitive Areas
Ordinance have been completed.

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

27.The traffic study (Exhibit 10) prepared by Kittelson & Associates Inc.
submitted with the pending application concludes that Queensgate Dr, Leslie
Rd and Rachel Road are "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”

28. The proposed project would add 11 single family lots that would have direct
access onto roadways proposed in the plat and to the off-site extension of
Queensgate Drive.

29. According to the ITE Trip Generation Manual 9™ edition, a single-family home
is projected to generate an average of 9.5 vehicle trips per day; equating to
approximately 104 vehicle trips per day being generated from an 11-lot plat.

30. The Westcliffe Heights Il preliminary plat lies within the boundary of the South
Richland Collector Street Financing Plan (RMC 12.03). This plat shall
therefore be subject to the fees administered by the finance plan for any
phase submitted for approval. Since this property is included within the
Financing Plan, it is exempt from the SEPA-related traffic study requirement
(TIA). The developer of this proposed project shall receive "credits" for the
construction of Queensgate Drive as allowed under the City's South Richland
Collector Street Financing Plan.
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Conclusion of Law:

The proposed project would not result in a decline of transportation service
levels within the area surrounding the project and so is consistent with the
provisions of RMC 19.60.095.

Overall Conclusion:

Based on the above findings and conclusions, approval of the proposed
preliminary plat of Westcliffe Heights Il subject to the recommended
conditions listed in the Technical Advisory Committee Report is warranted
because the project conforms to the City’s adopted land use plan and zoning
regulations; has followed the required State Environmental Policy Act
procedures; and is consistent with the requirements of the City’s subdivision
regulations.

EXHIBIT LIST

Application

Preliminary Plat Map

Boundary Line Adjustment Survey
Public Notice & Affidavits
Environmental Checklist

Determination of Non-Significance
Agency Comments

Technical Advisory Committee Report
Geotechnical Engineering Report

10. Traffic Study by Kittelson & Associates
11. Badger Mountain Sub-Area Plan Land Use Map
12. Richland Municipal Code Chapter 22.12
13. Site Photos
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Exhibit 1 Westcliffe Heights II

Development & Permit Services Division e Current Planning Section
840 Northgate Dr. e Richland, WA 99352

General Information: 509/942-7794 ¢ Fax: 509/942-7764
www.cl.richland.wa.gov

qu/cljzlqu
‘ 24 7/61L

PRELIMINARY PLAT APPLICATION

Applicant’s Section

Applicant or Sponsor Mark Bauder

Address 605 Summit Street Cy " Richland State wa [ ZP 99301
Phone Number  509.571.7479 Fax Number  N/A Other  mborchards@aol.com
Proposed Subdivision Name Westcliffe Heights II Legal Description  See Attached

Average Size Lots 11,256 sf Proposed Number of Tracts 0

Average Lot Size (Residential Lots) 11,256 sf Area in Acres 347 acres

Proposed Number of Lots 11 Proposed Number of Blocks 7

Name of Surveyor Platting Subdivision Alex matarazzo, PLS - PBS

Address 400 Bradley Blvd; Suite 106 City Richland State waA | ZiP 99301
Phone Number 509_942.1600 Fax Number N/A Other alex.matarazzo@pbsusa.com

| DECLARE UNDER THE PENALTY OF THE PERJURY LAWS THAT THE INFORMATION | HAVE PROVIDED ON
THIS FORM/APPLICATION IS TRUE, CORRECT AND COMPLETE.

Za L5 A 9/4//7

Applicant’s Signature Date

OFFICE USE ONLY

Filed on
Signature
Case File No. Date of Planning Commission Hearing
Action by Planning Commission - Minutes
Attach:
1. 6 Full-Size Copies + the .pdf file
2. 11" x 17" Reduction
3. Ownership Report from Title Company listing all Owners within 300-feet.

S:/Planning_Apps/Preliminary Plat Application_7-10
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EXISTING PARCEL DESCRIPTIONS
PARCEL #1-3498-100-0005-000 (QCD 2016-018527)

A PORTION OF SECTION 34, TONSHP 0 NORTH, RANCE 25 EAST. WAL DENTON COUNTY, WASHNGION, WORE PARTICULARLY
DESCRIBED AS FOLLOWS: BEGINNING AT THE NORTHEAST CORNER OF SAID SECTION 34; THENCE SOUTH_0'33'25" EAST ALONI

BAST LNE OF 'SAD 'SECTON. 34 A" DISTANCE. OF 132073 FEET TOT HE SOUTHEAST GORNER OF THE NORTH HALF OF THE
NORTHEAST QUARTER; THENCE NORTH BG"3414" WEST ALONG THE SOUTH UNE OF THE NORTH HALF OF THE NORTHEAST QUARTER
A DISTANCE OF 1812.32 FEET TO THE TRUE POINT OF BEGINNING; THENCE SOUTH 31°59'19" EAST A DISTANCE OF 693.29 FEET;
THENCE SOUTH 58'00°41" WEST A DISTANCE OF 432.00 FEET; THENCE SOUTH 42°41°01" EAST A DISTANCE OF 1280.13 FEET
THENCE SOUTH 50'21'14" EAST A DISTANCE OF 332.42 FEET; THENCE SOUTH 61'15'37" EAST A DISTANCE OF 283.14 FEET:
THENCE SOUTH 73'05'44” EAST A DISTANCE OF 328.70 FEET; THENCE SOUTH 78709°33" EAST A DISTANCE OF 153.04 FEET TO
THE EAST LINE OF SAID SECTION 34; THENCE SOUTH G'33'25" EAST ALONG THE EAST LINE OF SAID SECTION 34 A DISTANCE OF
540.20 FEET; THENCE NORTH 65'53'S7" WEST A DISTANCE OF 265.85 FEET; THENCE NORTH B8'51'04” WEST A DISTANCE OF
907.79 FEET; THENCE NORTH 3425'29" WEST A DISTANCE OF 897.72 FEET; THENCE NORTH 3948'15" WEST A DISTANCE OF
237.31 FEET; THENCE NORTH 203'01" WEST A DISTANCE OF 91.96 FEET: THENCE NORTH 74'42°48" WEST A DISTANCE OF 120.00
FEET TO A POINT ON CURVE: THENCE NORTHEASTERLY ALONG THE ARC TO THE RIGHT, SAID CURVE HAVING A CENTRAL ANGLE OF
10°20'47", A RADIUS OF 280.00 FEET, A CHORD BEARING NORTH 20'27'35" EAST. AN ARC DISTANCE OF 50.56 FEET T0 A POINT
OF TANGENT; THENCE NORTH 64'22'01" WEST RADIAL TO SAID CURVE, A DISTANCE OF 196.70 FEET; THENCE NORTH 10'25'54"
EAST A DISTANCE OF 31.13 FEET, THENCE NORTH 78'34'06” WEST A DISTANCE OF 12000 FEET; THENCE NORTH 1026'01" EAST
A DISTANCE OF 80.00 FEET; THENCE NORTH 79'34'06" WEST A DISTANCE OF 6 FEET TO A POINT OF CURVE; THENCE
NORTHWESTERLY ALONG A CURVE TO THE LEFT HAVING A CENTRAL ANGLE OF 90"00" uo A RADIUS OF 20.00 FEET AND A CHORD
BEARING NORTH 3433'50” WEST, AN ARC DISTANCE OF 31.41 FEET; THENCE NORTH 79'34'08" WEST A DISTANCE OF 3.82 FEET;
THENCE NORTH 10°25'54" EAST A DISTANCE OF 60.00 FEET, TO A POINT OF CURVE, THENCE WESTERLY ALONG A CURVE TO THE
LEFT HAVING A CENTRAL ANGLE OF 5716'26", A RADIUS OF 355.00 FEET AND A CHORD BEARING NORTH 8212'19" N ARC
DISTANCE OF 32.68 FEET; THENCE NORTH 31'59'19" WEST A DISTANE OF 233.81 FEET; THENCE NORTH 1601°S5" WEST A
DISTANCE OF 400.68 FEET; THENCE NORTH 31°59'19" WEST A DISTANCE OF 155.71 THENCE NORTH 5244'43" WEST A
DISTANCE OF 66.36 FEET; THENCE NORTH 31°58'19" WEST A DISTANCE OF 120.21 FEET: THENCE 1355'25" EAST A
DIRTANGE OF 8255 FEET 10/ THE  SOUTMEAST CORNER OF THE NORTHLAST GUARTER OF THE NOKTHWEST GUARTER OF SECTION
34; THENCE SOUTH B9'34'14” EAST ALONG THE SOUTH LINE OF THE NORTH HALF OF THE NORTHEAST QUARTER OF SAID SECTION
34’ A DISTANCE OF 800.48 FEET TO THE TRUE POINT OF BEGINNING.

PARCEL $1-3498-200-0005-002 (QCD 2012-016993)

REAL PROPERTY STUATED W) BENTON CONTY, WASHINGION, LYNG M THE NORTHWEST QUARTER, THE SOUTMWEST QUARTER OF
THE_NORTHEAST JARTER OF SECTION 34, TOWNSHIP 8 NORTH,
RANGE 28 EAST OF THE WICLAMEITE MERIDAN, BEING MORE PARTICOLARLY DESGHIBED AS FOLLOWS:

COMUENGWG AT THE NORTIMEST CORMER OF SAO SECTON 34; ~THEMCE SouTh 00'45'08" WEST ALONG THE WEST LINE
THEREOF A DISTANCE OF 337.42 FEET OUTHWEST CORNER OF THE NORTH HALF OF THE NORTHWEST QUARTER OF THE
NORTWEST QUARTER OF SO SECTION SAD CORNER BEIG W TRUE. PONT OF BEGRING:

THENCE CONTINUING SOUTH 00°45'08" WEST ALONG THE WEST LINE OF SAD SECTION FOR 2331.96 FEET TO A POINT ON THE
SAD WEST LINE, SAD POINT LIES NORTH 00'45'0B" EAST 30.00 FEET FROM THE SOUTHWEST CORNER OF THE NORTHWEST
QUARTER OF SAID SECTION; THENCE SOUTH B9'S1°32" EAST, PARALLEL WITH THE SOUTH LINE OF THE NORTHWEST QUARTER OF
SAID SECTION A DISTANCE 'OF 2,158.99 FEET TO A POINT OF CURVATURE OF A 570.00 FOOT RADIUS CURVE; THENCE ALONG
SAD CURVE TO THE LEFT, THROUGH A CENTRAL ANGLE OF 32'07'47', AN ARC DISTANCE OF 319.54 FEET; THENCE NORTH
58'00'41” EAST 227.40 FEET; THENCE SOUTH 31'59'19" EAST 1289.03 FEET TO A POINT OF CURVATURE OF A 1022.83 FOOT
RADIUS CURVE: THENCE ALONG SAD CURVE TO THE RIGHT, THROUGH A CENTRAL ANGLE OF 12343, AN ARC DISTANCE OF
24.91 FEET; THENCE NORTH 59'24'24" EAST RADIAL TO SAID CURVE FOR 60B.78 FEET: THENCE NORTH 34°25'28" WEST 367.72
FEET,  THENCE NORTH 39°48'1S° WEST 23731 FEET; THENCE NORTH 0203'01" WEST ©1.95 FEET; THENCE NORTH
48’ WEST 120.00 FEET TO A POINT ON THE ARC OF A 280.00 FOOT RADIUS CURVE, THE RADIUS POINT OF WHICH BEARS
SOUTH 74'4249" THENCE ALONG SAD CURVE TO THE RIGHT, THROUGH A CENTRAL ANGLE OF 10°20'47", AN ARC
DISTANCE OF 50.56 FEET; THENCE NORTH 64'22°01" WEST 196.70 FEET; THENCE NORTH 10°25'54" EAST 31.13 FEET; THENCE
NORTH 7934'06" WEST 120.00 FEET; THENCE NORTH 10'26'01" EAST BO.00 FEET; THENCE NORTH 79'34'16" WEST 60.00 FEET
TO A POINT ON THE ARC OF A 20.00 FOOT RADIUS CURVE, THE RADIUS POINT OF WHICH BEARS NORTH 79'33'50" WEST;
THENCE ALONG SAD CURVE TO THE LEFT, THROUGH A CENTRAL ANGLE OF 90°00'00", AN ARC DISTANCE OF 31.42 FEET;
THENCE NORTH 79"34'08" WEST 3.82 FEET: THENCE NORTH 10°25'54" EAST 60.00 FEET TO A POINT ON THE ARC OF A 355.00
FOOT RADIUS CURVE, THE RADIUS POINT OF WHICH BEARS SOUTH 10'25'62" WEST; THENCE ALONG SAID CURVE TO THE LEFT,
THROUGH A CENTRAL ANGLE OF 516'26", AN ARC DISTANCE OF 32.68 FEET; THENCE NORTH 31'59'19" WEST 233.81 FEET;
THENCE NORTH 16'01'S5" WEST 400.68 FEET; THENCE NORTH 3150'19" WEST 15571 FEET; THENCE NORTH 52'44'43" WEST
66.36 FEET: THENCE NORTH 31°59°06" WEST 120.22 FEET: THENCE NORTH 13'55'21" EAST 82.52 FEET TO THE SOUTHEAST
CORNER OF THE NORTHEAST QUARTER OF THE NORTHWEST QUARTER OF SAID SECTION; THENCE NORTH 00'06'53" EAST ALONG
THE EAST LINE THEREOF FOR 300.94 FEET; THENCE NORTH 62'10'08" WEST 14583 FEET: THENCE NORTH 80'20'13" WEST
151.61 FEET; THENCE SOUTH Q1'54'35° WEST 139.23 FEET TO A POINT ON THE ARC OF A 55.00 FOOT RADIUS CURVE, THE
RADIUS POINT OF WHICH BEARS SOUTH 23'14'01" WEST; THENCE ALONG SAID CURVE TO THE LEFT, THROUGH A CENTRAL ANGLE
OF 99'27'15", AN ARC DISTANCE OF 95.47 FEET; THENCE NORTH 76'1315" WEST 24855 FEET;  THENCE NORTH
62'06'19" WEST B9.64 FEET TO A POINT ON THE ARC OF A 25.00 FOOT RADIUS CURVE, THE RADIUS POINT OF WHICH BEARS
NORTH B7'30'45" WEST; THENCE ALONG SAID CURVE TO THE LEFT, THROUGH A CENTRAL ANGLE OF S0'03'27", AN ARC DISTANCE
OF 39.29 FEET TO A POINT OF TANGENCY; THENCE NORTH 87'34'11" WEST 132.44 FEET T0 A POINT OF CURVATURE OF A
173.00 FOOT RADIUS CURVE; THENCE ALONG SAD CURVE TO THE LEFT, THROUGH A CENTRAL ANGLE OF 3648'43', AN ARC
DISTANCE OF 111.15 FEET; THENCE NORTH 34'22°55" WEST 54.00 FEET TO A POINT ON THE ARC OF A 25.00 FOOT RADIUS
CURVE, THE RADIUS POINT OF WHICH BEARS NORTH 34'22'55" WEST: THENCE ALONG SAD CURVE TO THE LEFT, THROUGH A
CENTRAL ANGLE OF 77°37'35", AN ARC DISTANCE OF 33.87 FEET TO A POINT OF TANGENCY; THENCE NORTH 22'00°30" WEST
247.89 FEET TO A POINT OF CURVATURE OF A 471.00 FOOT RADIUS CURVE; THENCE ALONG SAID CURVE TO THE LEFT,
THROUGH A CENTRAL ANGLE OF 1812'36", AN ARC DISTANCE OF 149.70 FEET TO A POINT OF TANGENCY, THENCE NORTH
40'13'05" WEST 15578 FEET TO A POINT OF CURVATURE OF A 179.00 FOOT RADIUS CURVE; THENCE ALONG SAID CURVE TO
THE RIGHT, THROUGH A CENTRAL ANGLE OF 80'24'48", AN ARC DISTANCE OF 188.74 FEET TO A POINT OF TANGENCY; THENCE
NORTH 20°11'42" EAST 28.09 FEET; THENCE NORTH 23'13'47" WEST 136.68 FEET: THENCE NORTH 11°08'50" EAST 154.45
FEET TO THE NORTH LINE OF THE NORTHWEST QUARTER OF SAID SECTION; THENCE NORTH 89'09'36" WEST ALONG SAID NORTH
LNE_FOR 669.45 FEET TO THE NORTHEAST CORNER OF THE NORTHWEST QUARTER OF THE NORTHWEST QUARTER OF THE
NORTHWEST QUARTER OF SAID SECTION; ~THENCE SOUTH 00'35'33" WEST ALONG THE EAST LINE THEREOF FOR 336.42 FEET TO
THE SOUTHEAST CORNER OF THE NORTH HALF OF THE NORTHWEST QUARTER OF THE NORTHWEST QUARTER OF THE NORTHWEST
QUARTER OF SAID SECTION; THENCE NORTH 89'14'54" WEST ALONG THE SOUTH LINE THEREOF FOR 650.73 TO THE SOUTHWEST
CORNER OF THE NORTH HALF OF THE NORTHWEST QUARTER OF THE NORTHWEST QUARTER OF THE NORTHWEST QUARTER OF SAID
SECTION AND THE SAID TRUE POINT OF BEGINNING.

EXCEPTING ALL OF SHORT PLAT 595, ACCORDING TO THE PLAT THEREOF, RECORDED IN VOLUME 1 OF SHORT PLATS, AT PAGE
595, RECORDS OF BENTON COUNTY.

ALSO EXCEPTING A PORTION OF THE NORTH HALF OF THE NORTHWEST QUARTER OF SAID SECTION, BEING MORE PARTICULARLY
DESCRIBED AS FOLLOW

BEGINNING AT THE NORTHWEST CORNER OF LOT 1 OF SHORT PLAT 3241, ACCORDING TO THE PLAT THEREOF, RECORDED IN BOOK
1 OF SHORT PLATS, AT PAGE 3241, RECORDS OF SAID COUNTY; THENCE ALONG THE WESTERLY BOUNDARY OF SAID LOT 1 THE
FOLLOWING COURSES AND DISTANCES SOUTH 11008'50" WEST 154.45 FEET, THENCE SOUTH 23'13'47" EAST 136.68 FEET;
THENCE SOUTH 20'11°42" WEST 26.09 FEET TO THE POINT OF CURVATURE OF A 179.00 FOOT RADIUS CURVE: THENCE ALONG
SAID CURVE TO THE LEFT, THROUGH A CENTRAL ANGLE OF 23'14'23', AN ARC DISTANCE OF 72.60 FEET; THENCE LEAVING SAID
WESTERLY BOUNDARY NORTH DX02'40° WEST 77.58 FEET, THENCE NORTH 16°49'38" WEST 83.10 FEET, THENCE NORTH
27°3303° WEST 79.99 FEET; THENCE NORTH 33'55'14 WEST 179.86 FEET TO THE NORTH LINE OF THE NORTHWEST QUARTER
OF SAID SECTION; THENCE SOUTH 89'09'36" EAST ALONG SAID NORTH LINE FOR 161.96 FEET THE SAID POINT OF BEGINNING.
(BOUNDARY LINE ADJUSTMENT PER QCD, AF#2010-026265, 9/13/2010).

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

TRANSFER PARCEL DESCRIPTIONS
TRANSFER FROM BAUDER TO C & J LAND COMPANY

REAL PROPERTY SITUATED IN THE SOUTHWEST QUARTER OF THE NORTHEAST QUARTER AND THE NORTHWEST QUARTER OF THE
SOUTHEAST QUARTER OF SECTION 34, TOWNSHIP G NORTH, RANGE 28 EAST OF THE WILLAMETTE MERIDIAN, CTY OF RICHLAND,
BENTON COUNTY, STATE OF WASHINGTON, DESCRIBED AS FOLLOWS;

COMMENCING AT THE NORTHWEST CORNER OF THE NORTHEAST QUARTER OF SAID SECTION 34; THENCE SOUTH QU'06'46” WEST
ALONG THE WEST LINE OF THE NORTHEAST QUARTER A DISTANCE OF FEET TO THE NORTHWEST CORNER OF THE
SOUTHWEST QUARTER OF THE NORTHEAST QUARTER; THENCE SOUTH 13'57'18” WEST A DISTANCE OF B2.68 FEET; THENCE SOUTH
31'50°06" EAST A DISTANCE OF 120.22 FEET; THENCE SOUTH 52'44'43" EAST A DISTANCE OF 66.35 FEET;THENCE SOUTH
31°59'19" EAST A DISTANCE OF 15571 FEET; THENCE SOUTH 16°01'55" EAST A DISTANCE OF 400.68 FEET; THENCE SOUTH
31°50'19" EAST A DISTANCE OF 233.81 FEET TO THE TRUE POINT OF BEGINNING: THENCE SOUTH 45'35'07" EAST A DISTANCE OF
140.43 FEET; THENCE SOUTH 45'52°40" EAST A DISTANCE OF 144.22 FEET: THENCE SOUTH 40°37'06" EAST A DISTANCE OF 57.50
FEET;THENCE SOUTH 44°19'57" EAST A DISTANCE OF 166.89 FEET; THENCE SOUTH 43'56'19" EAST A DISTANCE OF 17156 FEET;
THENCE NORTH 02'03'1" WEST A DISTANCE OF 91.86 FEETTHENCE NORTH 74'42'48" WEST A DISTANCE OF 120.00 FEET TO A
POINT ON THE ARC OF A NON TANGENT CURVE TURNING TO THE RIGHT, HAVING A RADIUS OF 280.00 FEET; THE RADIUS POINT
OF WHICH BEARS SOUTH 74'42'4B" EAST; THENCE ALONG SAD CURVE, HAVING AN ARC LENGTH OF 50.56 FEET, WITH A DELTA
ANGLE OF 10'20°47", A CHORD BEARING OF NORTH 20'27'36" EAST, AND A CHORD LENGTH OF 50.49 FEET TO A NON TANGENT
LINE; THENCE NORTH 64'22'01% WEST A DISTANCE OF 133.35 FEET; THENCE NORTH 44°19'57" WEST A DISTANCE OF 20.10 FEET:
THENCE NORTH 40'37'06” WEST A DISTANCE OF 57.50 FEET; THENCE NORTH 45'52'40" WEST A DISTANCE OF 144.22 FEET.THENCE
NORTH 45'35'07" WEST A DISTANCE OF 101.08 FEET, THENCE NORTH 10'25'S4" EAST A DISTANCE OF 23.50 FEET; TO A POINT
ON THE ARC OF A NON TANGENT CURVE TURNING TO THE LEFT, HAVING A RADIUS OF 355.00 FEET; THE RADIUS POINT OF WHICH
BEARS SOUTH 10'25'54" WEST; THENCE ALONG SAID CURVE, HAVING AN ARC LENGTH OF 32.68 FEET, WITH A DELTA ANGLE OF
05'16'26, A CHORD BEARING OF NORTH 82'12'13" WEST, AND A CHORD LENGTH OF 32.67 FEET TO THE SAD TRUE POINT OF
BEGINNING.

HAVING AN AREA OF 8,973 SQUARE FEET, 0.21 ACRES.
SUBJECT TO EASEMENTS AND RESTRICTIONS OF RECORD.

TRANSFER FROM C & J LAND COMPANY TO BAUDER

REAL PROPERTY SITUATED IN THE SOUTHWEST QUARTER OF THE NORTHEAST QUARTER AND THE SOUTHEAST QUARTER OF THE
NORTHWEST QUARTER SECTION 34, TOWNSHIP 9 NORTH, RANGE 28 EAST OF THE WILLAMETTE MERIDIAN, CIY OF RICHLAND,
BENTON COUNTY, STATE OF WASHINGTON, DESCRIBED AS FOLLOWS;

COMUENCING AT THE NORTHWEST CORNER OF THE NORTHEAST QUIRTER OF SAD SECTION 34 THENCE SOUTH 00'06'4e” WEST
INE OF THE NORTHEAST QUARTER A DISTANCE OF NORTHWEST CORNER OF THE
SOUTAWEST QUARTER OF T NGRTMEAST GUARTER. WHCH 15 ALSO THE TRUE FONT OF BEGINNING:

THENCE SOUTH 13'57'18" WEST A DISTANCE OF B2.68 FEET, THENCE SOUTH 31'59'06" EAST A DISTANCE OF 120.22 FEET;

SOUTH 1G01'S5" EAST A DISTANCE OF 400.68 FEET; THENCE SOUTH 31'59'19" EAST A DISTANCE OF 233.81
SOUTH 45'35'07" EAST A DISTANCE OF 39.35 FEET; THENCE SOUTH 45'35°07" EAST A DISTANCE OF 101.08 FEET; THENCE SOUTH
45'52°40" EAST A DISTANCE OF 144.22 FEET; THENCE SOUTH 40'37°06" EAST A DISTANCE OF 57.50 FEET; THENCE SOUTH
44'19°57" EAST A DISTANCE OF 20.10 FEET; THENCE NORTH 64'22'01" WEST A DISTANCE OF 63.35 FEET; THENCE NORTH
10°25'54" EAST A DISTANCE OF 31.13 FEET; THENCE NORTH 79'34'08" WEST A DISTANCE OF 120.00 FEET; THENCE NORTH
10°26'01" EAST A DISTANCE OF 80.00 FEET; THENCE NORTH 79'34'16” WEST A DISTANCE OF 60.00 FEET TO A POINT ON THE
ARC OF A NON TANGENT CURVE TURNING TO THE LEFT, HAVING A RADIUS OF 20.00 FEET; THE RADIUS POINT OF WHICH BEARS
NORTH 79'33'50" WEST; THENCE ALONG SAID CURVE. HAVING AN ARC LENGTH OF 31.42 FEET, WITH A DELTA ANGLE OF
90'00'18", A CHORD BEARING OF NORTH 34'33'50" WEST, AND A CHORD LENGTH OF 28.29 FEET TO A TANGENT UNE: THENCE
NORTH 7g°34'08" WEST A DISTANCE OF 3.82 FEET; THENCE NORTH 10°25'54” EAST A DISTANCE OF 36.50 FEI ENCE NORTH
45'35'07" WEST A DISTANCE OF 39.35 FEET; THENCE NORTH 31°53'19" WEST A DISTANCE OF 19252 FEET; THENCE NORTH
86'22'15" WEST A DISTANCE OF 156.14 FEET; THENCE NORTH 49'42'13" WEST A DISTANCE OF 205.84 FEET TO THE WEST UNE
OF THE NORTHEAST QUARTER; THENCE NORTH 00'06'46" EAST ALONG THE WEST LINE OF THE NORTHEAST QUARTER A DISTANCE
X THENCE SOUTH 68'46'25" WEST A DISTANCE OF 161.19 FEET; THENCE SOUTH 5800'41" WEST A DISTANCE OF
250.06 FEET; THENCE NORTH 31°59'19" WEST A DISTANCE OF 294.03 FEET, THENCE NORTH S800'41" EAST A DISTANCE OF
42793 FEET TO THE NORTH LNE OF THE SOUTHEAST QUARTER OF THE NORTWWEST QUARTER: THENCE SOUTH 8030’43 EAST

NG THE NORTH LINE OF THE SOUTHEAST QUARTER OF THE NORTHWEST QUARTER A DISTANCE OF 155.72 FEET TO THE SAD
TROE PONT OF BEGANING

HAVING AN AREA OF 265,446 SQUARE FEET, 6.09 ACRES.
SUBJECT TO EASEMENTS AND RESTRICTIONS OF RECORD.

AUDITOR'S CERTIFICATE
FILED FOR RECORD THIS _.
IN_BOOK oF s
REQUEST OF PBS.

AT ___
AT THE

BENTON COUNTY AUDTOR

PBS

0 oy B St 09

Richland, WA 99352 CALCBY: ADM DRAWN BY:  ADM SCALE: N/A
509.942.1600

pbsusa.com




ADJUSTED PARCEL DESCRIPTIONS
ADJUSTED C & J LAND COMPANY PARCEL

REAL PROPERTY SITUATED IN THE NORTHWEST QUARTER, THE SOUTHWEST QUARTER OF THE NORTHEAST QUARTER, THE NORTHWEST QUARTER OF
THE SOUTHEAST QUARTER OF SECTION 34, TOWNSHIP ‘9 NORTH, RANGE 28 EAST OF THE WILLAMETTE MERIDIAN, CITY OF RICHLAND, BENTON
COUNTY, STATE OF WASHINGTON, DESCRIBED AS FOLLOWS;

COMUENCING AT THE NORTHWEST CORNER OF SAD SECTION 34; THENCE SOUTH 890047 EAST ALONG THE NORTH LNE OF SAD SECTION 34 4
DISTANCE. TO THE NORTHEAST CORNER OF THE NORTHWEST QUARTER OF THE NORTHWEST QUARTER OF THE NORTHWEST
BUARTER, SAD CORNER, ALSO BEIG. THE TRUE POINT OF BEGINNING:

THENCE SOUTH B9'09'47" EAST ALDNG THE NORTH LINE OF THE NORTHWEST QUARTER A DISTANCE OF 507.59 FEET, THENCE SOUTH 33'54'44"
EAST A DISTANCE OF 179.82 FEET; CE samH 2732'33" EAST A DISTANCE OF 79.99 FEET; THENCE SOUTH 16'49°08" EAST A DISTANCE OF
83,10 FEET; THENCE SOUTH 0301’5 DISTANCE, OF 77,63 FEET 0 A PONT OF CURVATURE_ WITH A TANGENT CURVE' TURNING TO THE
A RIS OF 17900 FEET; THENGE ALONG sAm CUR\/E HAV\NG AN ARC LENGTH OF 11617 FEET, WTH A DELTA ANGLE OF
. A CHORD BEARING OF SOUTH 21°37'23" EAST, T THENCE SOUTH 40'1256" EAST A DISTANCE
. 1 07 CORATURE WITH A TARGENT CORVE JORNNG T e R\GHT T A RADIUS OF 477, £ ALONG
SAID CURVE, HAVING AN ARC LENGTH OF 149.69 FEET, WITH A DELTA ANGLE OF 18'12'35", A CHORD BEARING OF souTH 31' AN
A CHORD LENGTH OF 149.06 FEET; THENGE SOUTH 22°00'21" EAST A DISTANCE OF 247.89 FEET TO A POINT OF CURVATURE WITH A TANGENT
CURVE TURNING TO THE RIGHT, HAVING A RADIUS OF 25.00 FEET; THENCE ALONG SAID CURVE, HAVING AN ARC LENGTH OF 33.87 FEET, WITH A
DELTA ANGLE OF 77°37°S5", A CHORD BEARING OF SOUTH 16'48'36" WEST, AND A CHORD LENGTH OF 31.34 FEET; THENCE SOUTH 342246"
EAST A DISTANCE OF 54.00 FEET TO A POINT ON THE ARC OF A NON TANGENT CURVE TURNING TO THE RIGHT. HAVING A RADIUS OF 173.00
FEET; THE RADIUS POINT OF WHICH BEARS SOUTH 34'22'45" EAST; THENCE ALONG SAID CURVE, HAVING AN ARC LENGTH OF 111.15 FEET, WITH
A DELTA ANGLE OF 35'48'43", A CHORD BEARING OF NORTH 74'01'36" EAST, AND A CHORD LENGTH OF 109.25 FEET; THENCE SOUTH 87'34'02"
EAST A DISTANCE OF 132.44' FEET TO A POINT OF CURVATURE WITH A TANGENT CURVE TURNING TO THE RIGHT, HAVING A RADIUS OF 25.00
FEET, THENCE ALONG SAD CURVE, HAVNG AN ARC LENGTH OF 3929 FEeT, A Qe ANGLE OF 90°03'27", A CHORD BEARING OF SOUTH
42321 AND A CHORD LENGTH OF 35.37 FEET, THENCE SOUTH 6206't A DISTANCE OF 89.64 FEET; THENCE SOUTH 7613'06"
ERST A DISTANCE OF 248,58 FEET 70 A PONT ON - 5 NON TANGENT CURVE. TURNING 70, THE RIGHT, HAVING A RADIUS OF 55.00
FEET; THE RADIUS POINT OF WHICH BEARS SOUTH 75\305 EAST THENCE ALONG SAID CURVE, HAVING AN ARC LENGTH OF 95.47 FEET, WITH A
DELTA ANGLE OF 99'27'15", A CHORD BEARING OF NORTH 63'30°33" EAST, AND A CHORD LENGTH OF 83.93 FEET; THENCE NORTH 01°54'44”
EAST A DISTANCE OF 139.23 FEET, THENCE SOUTH B0'20'04" EAST A DISTANCE OF 151.61 FEET; THENCE SOUTH 62'09°59" EAST A DISTANCE OF
145.81 FEET TO THE WEST LINE OF THE NORTHEAST QUARTER; THENCE SOUTH OC'06'46" WEST ALONG THE WEST LINE OF THE NORTHEAST
QUARTER A DISTANCE OF 300.90 FEET TO THE NORTHWEST CORNER OF THE SOUTHWEST QUARTER OF THE NORTHEAST QUARTER; THENCE NORTH
BI'30'45” WEST A DISTANCE OF 15572 FEET ALONG THE NORTH LINE OF THE SOUTHEAST QUARTER OF THE NORTHWEST QUARTER; THENCE
SOUTH 5600'41" WEST A DISTANCE OF 427.93 FEET T0 THE NORTHEASTERLY BOUNDARY OF SHORT PLAT 595, AS RECORDED WITH THE BENTON
COUNTY AUDITOR UNDER AUDITOR'S FILE NUMBER 771566; THENCE ALONG THE EXTERNAL BOUNDARY OF SAID SHORT PLAT 595 THE FOLLOWING
COURSES NORTH 31°59'19" WEST A DISTANCE OF 36386 FEET TO A POINT OF CURVATURE WITH A TANGENT CURVE TURNING TO THE RIGHT.
HAVING A RADIUS OF 1268.81 FEET; THENCE ALONG SAID CURVE, HAVING AN ARC LENGTH OF 83.33 FEET, WITH A DELTA ANGLE OF D3'45'57", A
CHORD BEARING OF NORTH 30'06°20" WEST, AND A CHORD LENGTH OF 83.38 FEET TO A NON TANGENT UNE; THENCE SOUTH 6829'19" WEST A
DISTANGE OF 253.30 FEET: THENCE SOUTH 21°30°41" EAST A DISTANCE OF 115.00 FEET; THENCE SOUTH B829'19" WEST A DISTANCE OF 575.33
FEET; THENCE SOUTH 5517’34 WEST A DISTANCE OF 150.00 FEET; THENCE NORTH 62'01'18" WEST A DISTANCE OF 115.00 FEET TO A POINT
OF A NON TANGENT CURVE TURNING TO THE LEFT. HAVING A RADIUS OF 310.00 FEET: THE RADIUS POINT OF WHICH BEARS SOUTH
58'19'22" EAST; THENCE ALONG SAID CURVE, HAVING AN ARC LENGTH OF 20.01 FEET, WITH A DELTA ANGLE OF 03'41'57", A CHORD BEARING OF
SOUTH 29°49'40" WEST, AND A CHORD LENGTH OF 20.01 FEET TO A NON TANGENT LINE; THENCE SOUTH 62°01'18" EAST A DISTANCE OF 113.18
FEET; THENCE SOUTH 20'10°32" WEST A DISTANCE OF 472.96 FEET, THENCE SOUTH B849'28" EAST A DISTANCE OF 63.71 FEET; THENCE NORTH
20'10°32" EAST A DISTANCE OF 114.98 FEET; THENCE SOUTH 69°49°28" EAST A DISTANCE OF 465.19 FEET; THENCE SOUTH B3"S1'32" EAST A
DISTANCE OF 200.35 FEET; THENCE SOUTH 00'08°28™ WEST A DISTANCE OF 115.00 FEET; THENCE SOUTH 89'51°32” EAST A DISTANCE OF 20.00
FEET THENCE NORTH 0008'28" EAST A DISTANCE OF 115.00 FEET; THENCE SOUTH B°51 '32" EAST A DISTANCE OF 455.00 FEET; THENCE NoRTH
18 A DISTANCE OF 94.27 FEET; THENCE NORTH 60'35'40" DISTANCE OF B6.88 FEET; THENCE SOUTH 31'59'19" EAST
BISTANCE OF 13000 FEET T0 A FOINT ON THE ARC_OF A NON TAVGENT CORVE TURNING. TO THE LEFT, HAVNG A RADIUS. OF 340 00" FEET, THE
RADIUS POINT OF WHICH BEARS NORTH 27'16'33” WEST; THENCE ALONG SAID CURVE, HAVING AN ARC LENGTH OF 20.04 FEET, WITH A DELTA
ANGLE OF 02'07'36", A CHORD BEARING OF NORTH 61'39'33" EAST, AND A CHORD LENGTH OF 20.04 FEET TO A NON TANGENT LINE; THENCE
NORTH 31°59"19" WEST A DISTANCE OF 979.45 FEET; THENCE NORTH 58°00'41" EAST A DISTANCE OF 115.00 FEET; THENCE SOUTH 31°59'19"
EAST A DISTANCE OF 1,016.76 FEET; THENCE NORTH 68'29"19” EAST A DISTANCE OF 81.36 FEET; THENCE NORTH 31°59"19" WEST A DISTANCE
OF 458.66 FEET, THENCE LEAVING THE BOUNDARY OF SAID SHORT PLAT 585 NORTH 58'00'41" EAST A DISTANCE OF 250.06 FEET; THENCE
NORTH 68'46'25" EAST A DISTANCE OF 161.19 FEET TO THE WEST LINE OF THE NORTHEAST QUARTER; THENCE SOUTH 00'05'46" WEST ALONG
THE WEST UNE OF THE NORTHEAST QUARTER A DISTANCE OF 347.83 FEET; THENCE SOUTH 43'42°13" EAST A DISTANCE OF 205.84 FEET;
THENCE SOUTH 86'22'15" EAST A DISTANCE OF 156.14 FEET; THENCE SOUTH 31°59'19” EAST A DISTANCE OF 192.52 FEET; THENCE SOUTH
45'35'07" EAST A DISTANCE OF 140.43 FEET; THENCE SOUTH 45%52°40" EAST A DISTANCE OF 144.22 FEET; THENCE SOUTH 40"37°06" EAST A
DISTANCE OF 57.50 FEET; THENCE SOUTH 44'19'57" EAST A DISTANCE OF 166.89 FEET, THENCE SOUTH 43°56'19" EAST A DISTANCE OF 171.56
NCE SOUTH 39°48'17" EAST A DISTANCE OF 237.31 FEET, THENCE SOUTH 34'25'31" EAST A DISTANCE OF 357.72 FEET, THENCE SOUTH
WEST A DISTANCE OF 608,78 FEET TO A POINT ON THE ARG OF A NON TANGENT CURVE TURNING TO THE LEFT, HAVING A RADIUS OF
WEST; THENCE ALONG SAID CURVE, HAVING AN ARC LENGTH OF 24.91
29" WEST, AND A CHORD LENGTH OF 24.91 FEET; THENCE NORTH
31°59'21" WEST A DISTANCE OF 1,288.08 FEET: THENCE SOUTH SB00'44” WEST A DISTANCE OF 227.28 FEET TO A POINT OF CURVATURE WITH A
TANGENT CURVE TURNING TO THE RIGHT, HAVING A RADIUS OF 570.00 FEET; THENCE ALONG SAID CURVE, HAVING AN ARC LENGTH OF 319.64
FEET, WITH A DELTA ANGLE OF 3207'47", A CHORD BEARING OF SOUTH 74'04'38" WEST, AND A CHORD LENGTH OF 315.47 FEET; THENCE
NORTH B9°51'29" WEST ALONG A LINE THAT IS 30.00 FEET NORTHERLY AND PARALLEL WITH THE SOUTH LINE OF THE NORTHWEST QUARTER A
DISTANCE OF 2,159.99 FEET TO THE WEST LINE OF THE NORTHWEST QUARTER: THENCE NORTH 00°45'17" EAST ALONG THE WEST LINE OF THE
NORTHEST QUARTER A DISTANCE OF 2.332.02 FEET 1O THE SOUTHEAST CDRNER OF THE HORTH MALF OF THE NORTHNEST GUARTER oF THE
NORTHWEST QUARTER OF THE NORTHWEST QU SOUTH 8915°03" ALONG THE SOUTH LINE OF THE OF THE NORTH HALF OF
NORTHWEST GUARYER OF THE NORTWEST GUARTER. OF ToR NORTHWEST QUARTER A DISTANCE OF 650.69 FEET To THE EAST LNE OF TUE
NORTHWEST QUARTER OF THE NORTHWEST QUARTER OF THE NORTHWEST QUARTER; THENCE NORTH 00°35'44" EAST ALONG THE EAST LINE OF THE
NORTHWEST QUARTER OF THE NORTHWEST QUARTER OF THE NORTHWEST QUARTER A DISTANCE OF 336.44 FEET TO THE SAD TRUE POINT OF
BE 3

HAVING AN AREA OF 5,231,549 SQUARE FEET, 120.10 ACRES.
SUBJECT TO EASEMENTS AND RESTRICTIONS OF RECORD.

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

ADJUSTED BAUDER PARCEL

REAL PROPERTY SITUATED IN THE SOUTHEAST QUARTER, THE SOUTHWEST QUARTER OF THE NORTHEAST QUARTER OF SECTION 34, TOWNSHIP 9
NORTH, RANGE 28 EAST OF THE WILLAMETTE MERIDIAN, CITY OF RICHLAND, BENTON COUNTY, STATE OF WASHINGTON, DESCRIBED AS FOLLOWS;

COMMENCING AT THE NORTHWEST CORNER OF THE NORTHEAST QUARTER OF SAID SECTION 34; THENCE SOUTH OD'06'46" WEST ALONG THE WEST
UNE_OF THE NORTHEAST QUARTER A DISTANGE OF 1,333.89 FEET TO THE NORTHWEST CORNER OF THE SOUTHWEST QUARTER OF THE NORTHEAST
QUARTER, SAID CORNER BEING THE TRUE POINT OF BEGINNING;

THENCE NORTH B9'30'45” WEST ALONG THE NORTH LINE OF THE SOUTHEAST QUARTER OF THE NORTHWEST QUARTER A DISTANCE OF 15572
FEET; THENCE SOUTH 58'00'41" WEST A DISTANCE OF 427.93 FEET TO THE NORTHEASTERLY LINE OF LOT 4 OF SHORT PLAT 535, AS RECORDED
WITH THE BENTON COUNTY AUDITOR UNDER FILE NUMBER 771566; THENCE SOUTH 31°59'19” EAST ALONG THE NORTHEASTERLY LINE OF SAID LOT
4 A DISTANCE OF 294.03 FEET; THENCE NORTH 58'00°41" EAST A DISTANCE OF 250.06 FEET: THENCE NORTH 68'46'25" EAST A DISTANCE OF
161.19 FEET TO THE WEST LINE OF THE NORTHEAST QUARTER: THENCE SOUTH 00'06'46" WEST ALONG THE WEST LINE OF THE NORTHEAST
QUARTER A DISTANCE OF 347.63 FEET; THENCE SOUTH 43°42'13" EAST A DISTANCE OF 205.84 FEET, THENCE SOUTH 8622'15" EAST A DISTANCE
OF 156.14 FEET; THENCE SOUTH 31'59'19" EAST A DISTANCE OF 192.52 FEET; THENCE SOUTH 4535'07" EAST A DISTANCE OF 140.43 FEET;
THENCE SOUTH 45°52'40" EAST A DISTANCE OF 144.22 FEET; THENCE SOUTH 40°37°08™ EAST A DISTANCE OF 57.50 FEET; THENCE SOUTH
44'19'57" EAST A DISTANCE OF 16689 FEET. THENCE SOUTH 43'56'19" EAST A DISTANCE OF 171.56 FEET, THENCE SOUTH 39'48'17° EAST A
DISTANCE OF 237.31 FEET; THENCE SOUTH 34°25'31" EAST A DISTANCE OF 897.72 FEET; THENCE SOUTH 68'51'06" EAST A DISTANCE OF 807.79
FEET; THENCE SOUTH 6558 /30" EAST A DISTANGE. OF 7004 FEET 10 THE EAST LN OF THE SOUTHEAST QUARTER; THENCE NORTH DO'33'44"
WEST ALONG THE EAST LINE OF THE SOUTHEAST QUARTER A DISTANCE OF 542.44 FEET; THENCE NORTH 78'08'3 ST A DISTANCE OF 150.08
FEET; THENCE NORTH 73'04'50" WEST A DISTANCE OF 328.70 FEET; THENCE NORTH 61'14'43" WEST A DISTANCE OF 283.14 FEET: THENCE
NORTH 50°20'20" WEST A DISTANCE OF 332.42 FEET; THENCE NORTH 42°40'07" WEST A DISTANCE OF 1,280.13 FEET; THENCE NORTH 58'01'35"
EAST A DISTANCE OF 43200 FEET; THENCE NORTH 31'58'25" WEST A DISTANCE OF 693.20 FEET 10 THE NORTH LINE OF THE SOUTHEAST
QUARTER; THENCE NORTH 89'33'20° WEST ALONG THE NORTH LINE OF THE SOUTHEAST QUARTER A DISTANCE OF 800.57 FEET TO THE SAID TRUE
POINT OF BEGINNING.

HAVING AN AREA OF 2,065,028 SQUARE FEET, 47.41 ACRES.
SUBJECT TO EASEMENTS AND RESTRICTIONS OF RECORD.

THIS SURVEY WAS PERFORMED AT THE REQUEST OF MARK BAUDER AND C & J LAND COMPANY, TO PERFORM
A BOUNDARY LINE ADJUSTMENT.

ALL FOUND MONUMENTS AND PROPERTY CORNERS SHOWN ON THIS SURVEY WERE MISITED BETWEEN APRIL AND
MAY OF 2016.

THIS SURVEY WAS PERFORMED USING TRIMBLE R8 GNSS GPS RECEIVERS IN RTK MODE, HAVING A STANDARD
ERROR OF 1CM+2PPM, A SPECTRA PRECISION SPBO IN VRS NETWORK MODE, HAVING A STANDARD ERROR OF
BMM+1PPM, AND A TRIMBLE S6 TOTAL STATION WITH 3" ANGLE ACCURACY
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Exhibit 4

CITY OF RICHLAND

Richland PUBLIC HEARING NOTICE (S2017-103 & Z2017-105)
’7/&(4/{&‘}7':7571

Notice ig 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 Il). 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 18" 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 18" 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 & Z22017-105)
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AFFIDAVIT OF MAILING
STATE OF WASHINGTON )
) ss.
COUNTY OF BENTON )

COMES NOW, Kathy Anderson, who, being first duly sworn upon oath deposes and says:

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

2. On the 19th day of October, 2017, 1 mailed a copy of the attached PUBLIC HEARING
NOTICE (S2017-103 & Z2017-105) to the attached list of individuals via regular USPS or E-
mail on the date indicated above. The Notice of Public Hearing is related to 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.

SIGNED AND SWORN to before me this 20 dayof Octoloer  ,201F  byKathy
Anderson.

Wi,

\\\“ o‘j};

w L Fn %,

ISP AN 5
+

SR AR 94 2,
o Aetitoi> 5ttt
SIS CIA A oy
= U__.'OG'& OTAR y’%'._ AZ ,7@/ ‘W
=0 o \A-.‘ i =B Notary Public in‘and for the State of Washington,
2 o PuBL® S Residing at &/ zLi/pnd, 104
';,% é,) 7101 2010‘\ o S My appointment expires: _//- /-2020

October L. Folledft

Printed Name

AFFIDAVIT OF MAILING - 1
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Exhibit 5

Richiand
www.ci.richland.wa.us Development Permitting Division
840 Northgate Drive
Richland, WA 99352
Telephone 509-942-7794

SEPA ENVIRONMENTAL CHECKLIST
UPDATED 2014

Purpose of checklist:

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

Instructions for applicants:

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

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

Instructions for Lead Agencies:

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

Use of checklist for nonproject proposals:

For nonproject proposals (such as ordinances, regulations, plans and programs), complete the
applicable parts of sections A and B plus the SUPPLEMENTAL SHEET FOR NONPROJECT ACTIONS (part D).
Please completely answer all questions that apply and note that the words "project," "applicant," and
"property or site" should be read as "proposal" "proponent," and "affected geographic area,"
respectively. The lead agency may exclude (for non-projects) questions in Part B - Environmental
Elements —that do not contribute meaningfully to the analysis of the proposal.
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A. BACKGROUND
1. Name of proposed project, if applicable: Westcliff Heights Il - Preliminary Plat § @e2on€

2. Name of applicant: Mark Bauder

3. Applicant contact information:
Address: 605 Summit Street

Richland, WA 99352
Phone #: 509-521-7479

email address: mborchards@aol.com

4. Date checklist prepared: August 7th, 2017

5. Agency requesting checklist: City of Richland

6. Proposed timing or schedule (including phasing, if applicable):
Rezone Project from AG to R1-10 Fall 2017, Project Subdivision Begin: Spring 2018

7. Do you have any plans for future additions, expansion, or further activity related to or

connected with this proposal? If yes, explain. . .
Engineering plans would be permitted through City of Richland for infrastructure improvements. Project will apply for a grading permit through

City of Richland, individual homes ill apply for building permits.
8. List any environmental information you know about that has been prepared, or will be

prepared, directly related to this proposal. o
A cut slope evaluation was completed by Foundation Engineering, Inc. dated 8/24/2016, Geotech report was prepared by PBS 3/24/

2017. A transportation consideration report was completed by Kittelson & Associates, Inc. dated 4/4/2016.
9. Do you know whether applications are pending for governmental approvals of other
proposals directly affecting the property covered by your proposal? If yes, explain.
Property will require rezone from AG to R1-10 in order to support proposed preliminary plat.

10. List any gov_ernm,ent approy Is or éJermits thgt will be ne,ed,ep for your gror#osal, if known, o )
Preliminary Plat will require a rezone from AG to R1-10, Grading permits, infrastructure permits through City of Richland, building permits

through City of Richland.
11. Give brief, complete description of your proposal, including the proposed uses and the size

of the project and site. There are several questions later in this checklist that ask you to describe
certain aspects of your proposal. You do not need to repeat those answers on this page. (Lead

agencies may modify this form to include additional specific information on project description.)
Project proposes to rezone and subdivide parcel 134981000005000. Rezone would propose a designation change from AG to R1-10 the pre-
liminary plat proposes to subdivide 11 residential lots. The project would include the development of public infrastructure to include roads, wa-
ter, sewer, and storm systems. The project would be developed directly adjacent to the recently approved Westcliffe Height preliminary plat
and would draw access from the required Phase 1 access point of that prelim plat.

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

These parcel is located in Section 34, Township 9 North, Range 28 East W.M., and is north of Reata
Road, and south of Queensgate Drive. (See attached preliminary plat for site plan location.)

SEPA Environmental checklist (WAC 197-11-960) May 2014 Page 2 of 12



...location cont'd:

B. ENVIRONMENTAL ELEMENTS

1. Earth
a. General description of the site '
(circle onelling, hilly, steep slopes, mountainous, other

b. What is the steepest slope on the site (approximate percent slope)? ___+/- 5% %

c. What general types of soils are found on the site (for example, clay, sand, gravel, peat,

muck)? If you know the classification of agricultural soils, specify them and note any

agricultural land of long-term commercial significance and whether the proposal results in

removing any of these soils. The majority of the site is silty soil, some portion of the site contain

basalt cobbles and gravel in a silt matrix, per Cut Slope evaluation by Foundation Engineering, Inc. (See attached)
d. Are there surface indications or history of unstable soils in the immediate vicinity? If so,

describe. Not withing the boundary of this preliminary plat.

e. Describe the purpose, type, total area, and approximate quantities and total affected

area of any filling, excavation, and grading proposed. Indicate source of fill.
The site will be graded to create residential lots and graded to build infrastructure that will serve those lots from

the existing Queensgate Drive. All fill will be from material excavated on site, import of materials for grading is not

anticipated. . .
f. Could erosion occur as a result of clearing, construction, or use? If so, generally

describe. Potential erosion, both wind blown and runoff, are possible as a result of construction
and will be managed with a temporary erosion control plan approved by the City of Richland.
g. About what percent of the site will be covered with impervious surfaces after project
construction (for example, asphalt or buildings)?
Approximately 35% of the site will be covered with impervious surfaces after the project completion and full build out of homes.

h. Proposed measures to reduce or control erosion, or other impacts to the earth, if any:
During construction erosion control measures will be implemented such as person operated watering devices and silt fencing. After

conzstr'ttJ\qtion the majority of the disturbed surfaces on the site will be grass and landscaping consistent with single family yards.
. Alr

a. What types of emissions to the air would result from the proposal during construction,
operation, and maintenance when the project is completed? If any, generally describe

and give approximate quantities if known. During construction there will be exhaust emissions from construction
equipment as well as dust. After project completion there would be normal air emissions resulting from a residential neighborhood

tting.
b. Afe there any off-site sources of emissions or odor that may affect your proposal? If so,
generally describe. N off site sources of emissions will affect this proposal.

c. Proposed measures to reduce or control emissions or other impacts to air, if any:
During construction, emissions will be limited to working hours and dust will be controlled
by person operated watering devices.

3. Water
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a. Surface Water:

1) Is there any surface water body on or in the immediate vicinity of the site (including
year-round and seasonal streams, saltwater, lakes, ponds, wetlands)? If yes, describe
type and provide names. If appropriate, state what stream or river it flows into.

There is an irrigation pond, operated by Badger Mountain Irrigation District at
the south east corner of the project.

2) Will the project require any work over, in, or adjacent to (within 200 feet) the
described waters? If yes, please describe and attach available plans.

Yes grading for the future roadway will happen within 200 feet of the irrigation pond.

3) Estimate the amount of fill and dredge material that would be placed in or removed
from surface water or wetlands and indicate the area of the site that would be affected.
Indicate the source of fill material.

None.

4) Will the proposal require surface water withdrawals or diversions? Give general
description, purpose, and approximate quantities if known.
No surface water withdrawals or diversions proposed with this project.

5) Does the proposal lie within a 100-year floodplain? If so, note location on the site
plan.
The proposed site does not lie within a 100-year floodplain

6) Does the proposal involve any discharges of waste materials to surface waters? If
SO,
describe the type of waste and anticipated volume of discharge.

The proposed project does not involve any discharge of waste materials to surface waters.
b. Ground Water:

1) Will groundwater be withdrawn from a well for drinking water or other purposes? If so,
give a general description of the well, proposed uses and approximate quantities
withdrawn from the well. Will water be discharged to groundwater? Give general
description, purpose, and approximate guantities if known.

No ground water will be withdrawn or will water be discharged to the ground water with this proposal.

2) Describe waste material that will be discharged into the ground from septic tanks or
other sources, if any (for example: Domestic sewage; industrial, containing the
following chemicals. . . ; agricultural; etc.). Describe the general size of the system, the
number of such systems, the number of houses to be served (if applicable), or the
number of animals or humans the system(s) are expected to serve.

None, sanitary sewer will be discharged to the City municipal system.

c. Water runoff (including stormwater):

1) Describe the source of runoff (including storm water) and method of collection
and disposal, if any (include guantities, if known). Where will this water flow?
Will this water flow into other waters? If so, describe.

Stormwater runoff will be collected within the roadway prism and disposed of via surface/
subsurface methods consistent with the City of Richland standards for stormwater disposal. There will
be no offsite discharges of stormwater proposed with this project.

2) Could waste materials enter ground or surface waters? If so, generally describe.
It is not anticipated that this will occur since waste materials are not allowed to be discharged to City owned and
maintained storm systems.
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3) Does the proposal alter or otherwise affect drainage patterns in the vicinity of the
site? If so, describe.
The proposed project does not alter or otherwise affect the overall drainage patterns in the vicinity of the site.
d. Proposed measures to reduce or control surface, ground, and runoff water, and drainage

attern impacts, i
P The stgrmwater cm/posal methods will be in compliance with City of Richland standards as well as the Washington

State Department of Ecology Eastern Washington Stormwater Manual
4. Plants

a. Check the types of vegetation found on the site:

deciduous tree: alder, maple, aspen, other
evergreen tree: fir, cedar, pine, other

__X_shrubs
_X_grass
pasture
____croporgrain
_X_Orchards, vineyards or other permanent crops.
__wetsoil plants: cattail, buttercup, bullrush, skunk cabbage, other

water plants: water lily, eelgrass, milfoil, other
other types of vegetation

b. What kind and amount of vegetation will be removed or altered?
Grass and brush will be removed where grading will take place. Approximately 3 acres of orchard will
be removed with the development of the project.
c. List threatened and endangered species known to be on or near the site.
There are no threatened or endangered species known to be on or near the site to the applicant's
knowledge.
d. Proposed landscaping, use of native plants, or other measures to preserve or enhance
vegetation on the site, if any:
The single family residential lots will most likely be landscaped with grass and trees.
e. List all noxious weeds and invasive species known to be on or near the site.
There are no noxious weeds or invasive species known to be on or near the site to the applicant's
knowledge.
5. Animals
a._List any birds and other animals which have been observed on or near the site or are
known to be on or near the site. Examples include:

birds: awk> heron, eagle,other:

mammals:bear, elk, beaver, other: ground squirrel , Cwote 0. 6.1

fish: bass, salmon, trout, herring, shellfish, other
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b. List any threatened and endangered species known to be on or near the site.
There are no threatened or endangered species known to be on or near the site to the applicant's

knowledge.
c. Is the site part of a migration route? If so, explain.

Yes, Richland is within the Pacific Flyway.

d. Proposed measures to preserve or enhance wildlife, if any:
No measures are being proposed to preserve or enhance wildlife.

e. List any invasive animal species known to be on or near the site.
There are no invasive animal species known to be on or near the site to the applicant's
knowledge.

6. Energy and natural resources

a. What kinds of energy (electric, natural gas, oil, wood stove, solar) will be used to meet
the completed project's energy needs? Describe whether it will be used for heating,
manufacturing, etc.

The project will require energy in order to serve the proposed homes with electricity and gas.

b. Would your project affect the potential use of solar energy by adjacent properties?
If so, generally describe.

This project has no impact to adjacent properties potential solar needs.

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

7. Environmental healith

a. Are there any environmental health hazards, including exposure to toxic chemicals, risk
of fire and explosion, spill, or hazardous waste, that could occur as a result of this
proposal?
If so, describe.
There are no identified potential health hazards with this proposal.
1) Describe any known or possible contamination at the site from present or past uses.
There are no known or possible contamination at the site from present or past uses to the applicant's knowledge.
2) Describe existing hazardous chemicals/conditions that might affect project
development and design. This includes underground hazardous liquid and gas
transmission pipelines located within the project area and in the vicinity.

None to the applicant's knowledge.
3) Describe any toxic or hazardous chemicals that might be stored, used, or
produced during the project's development or construction, or at any time during
the operating life of the project.
None.
4) Describe special emergency services that might be required.
None.
5) Proposed measures to reduce or control environmental health hazards, if any:
None at this time.
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b. Noise

1) What types of noise exist in the area which may affect your project (for example:
traffic, equipment, operation, other)?

There are no known sources of noise in the area that will directly affect this proposal. The project is near existing agricultural
uses and will experience seasonal noises due to the maintenance and production of agricultural products.

2) What types and levels of noise would be created by or associated with the project on
a short-term or a long-term basis (for example: traffic, construction, operation, other)?
Indicate what hours noise would come from the site.

On a short term basis there will be noise associated with infrastructure construction, hours of operation will be limited to
those allowed by the City of Richland. The proposed project will increase the traffic in the area consistent with single family
residential neighborhoods on a long term basis.

3) Proposed measures to reduce or control noise impacts, if any:
Construction hours will be limited to working hours defined by the City of Richland.
8. Land and shoreline use

a. What is the current use of the site and adjacent properties? Will the proposal affect
current land uses on nearby or adjacent properties? If so, describe.
Currently the site and adjacent properties are vacant, single family homes, or being used for agricultural
purposes. This proposal will not affect nearby land uses.
b. Has the project site been used as working farmlands or working forest lands? If so,
describe. How much agricultural or forest land of long-term commercial significance will be
converted to other uses as a result of the proposal, if any? If resource lands have not been
designated, how many acres in farmland or forest land tax status will be converted to
nonfarm or nonforest use?
Approximately 3 acres of orchard land will be converted to single family residential homes.
i) Will the proposal affect or be affected by surrounding working farm or forest land normal
business operations, such as oversize equipment access, the application of pesticides,
tilling, and harvesting? If so, how: The proposal does not anticipate any adverse impacts on ag ground,
and does not anticipate that current ag practices will effect the development.
b. Describe any structures on the site.

There are no residences on the subject property.

d. Will any structures be demolished? If so, what?
No.
e. What is the current zoning classification of the site?
The site is currently zoned AG-Agriculture, the proposed zoning is R-1-10: Single Family Residential
f. What is the current comprehensive plan designation of the site?
Low Density / Medium Density Residential
g. If applicable, what is the current shoreline master program designation of the site?
Not Applicable.
h. Has any part of the site been classified as a critical area by the city or county? If so,
specify.
No.
i. Approximately how many people would reside or work in the completed project?
The preliminary plat would allow for the development of multiple single family housing with approximately 30 residents.
j- Approximately how many people would the completed project displace?
None.
k. Proposed measures to avoid or reduce displacement impacts, if any:
None proposed.
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L. Proposed measures to ensure the proposal is compatible with existing and projected land
uses and plans, if any: The site is to be built in accordance with City of Richland residential zoning and
comprehensive plan requirements.
m. Proposed measures to ensure the proposal is compatible with nearby agricultural and
forest lands of long-term commercial significance, if any:
None

9. Housing

a. Approximately how many units would be provided, if any? Indicate whether high, mid-
dle, or low-income housing.
11 single family homes are being proposed.
b. Approximately how many units, if any, would be eliminated? Indicate whether high,
middle, or low-income housing.
None.
c. Proposed measures to reduce or control housing impacts, if any:
Housing impacts will be controlled by the City of Richland zoning code for an R-1-10 designation.
10. Aesthetics

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

the principal exterior building material(s) proposed?
The tallest height of any building would be limited by the R-1-10 zoning code at 30 feet. The principal exterior building materials

could vary but would most likely be either wood siding or stucco.
b. What views in the immediate vicinity would be altered or obstructed?

No views in the immediate vicinity would be altered or obstructed by this project.
c. Proposed measures to reduce or control aesthetic impacts, if any:

Aesthetics would be controlled by the City of Richland zoning code for R-1-10.
11. Light and glare

a. What type of light or glare will the proposal produce? What time of day would it mainly
occur?

C
The project would create light from the required city street lights as well as outside lighting on the residential

homes. This light would be created during the evening hours. ) o
b. Could light or glare from the finished project be a safety hazard or interfere with views?

Not to the applicant's knowledge.
c. What existing off-site sources of light or glare may affect your proposal?

There are no off-site sources of light or glare that will affect the project proposal.
d. Proposed measures to reduce or control light and glare impacts, if any:

All proposed lighting measures would be directed downward.
12. Recreation

a. What designated and informal recreational opportunities are in the immediate vicinity?

Badger Mountain Park and various city parks located in the residential neighbors. Badger Mountain Hiking Trails are lo-
cated 1.0 miles to the west and the Meadow Springs Country Club (golf course) is located 1.7 miles east of the site.

b. Would the proposed project displace any existing recreational uses? If so, describe.
No.

c. Proposed measures to reduce or control impacts on recreation, including recreation
opportunities to be provided by the project or applicant, if any:

None proposed at this time.
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13. Historic and cultural preservation

a. Are there any buildings, structures, or sites, located on or near the site that are over 45
years old listed in or eligible for listing in national, state, or local preservation registers
located on or near the site? If so, specifically describe.

Not to the applicant's knowledge.

b. Are there any landmarks, features, or other evidence of Indian or historic use or
occupation? This may include human burials or old cemeteries. Are there any material
evidence, artifacts, or areas of cultural importance on or near the site? Please list any
professional studies conducted at the site to identify such resources.

Applicant is not aware of any cultural or historical resources that are present on-site.

c. Describe the methods used to assess the potential impacts to cultural and historic
resources on or near the project site. Examples include consultation with tribes and the
department of archeology and historic preservation, archaeological surveys, historic maps,
GIS data, etc.

None.

d. Proposed measures to avoid, minimize, or compensate for loss, changes to, and
disturbance to resources. Please include plans for the above and any permits that may
be required.

None.

14. Transportation

a. ldentify public streets and highways serving the site or affected geographic area and
describe proposed access to the existing street system. Show on site plans, if any.

Queensgate Extension
b. Is the site or affected geographic area currently served by public transit? If so, generally
describe. If not, what is the approximate distance to the nearest transit stop?

No, the closest stop is 3-5 miles away.
c. How many additional parking spaces would the completed project or non-project
proposal have? How many would the project or proposal eliminate?

The project would have the ability to provide on-street parking as well as driveway at each individual home.
d. Will the proposal require any new or improvements to existing roads, streets, pedestrian,
bicycle or state transportation facilities, not including driveways? If so, generally describe
(indicate whether public or private).
Yes, the project will require the development of new public streets to be extended to the site as well as the
development of the internal roadway system to serve the single family homes.
e. Will the project or proposal use (or occur in the immediate vicinity of) water, rail, or air
transportation? If so, generally describe.
No
f. How many vehicular trips per day would be generated by the completed project or
proposal? If known, indicate when peak volumes would occur and what percentage of the
volume would be trucks (such as commercial and nonpassenger vehicles). What data or
transportation models were used to make these estimates?

Approximately 110 vehicular trips per day will be generated by the completed project. Peak volumes
would occur in the morning and evening hours ITE Trip Generation Manual was used for estimation of
traffic generated by single family residential development.
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g. Will the proposal interfere with, affect or be affected by the movement of agricultural and
forest products on roads or streets in the area? If so, generally describe.
No
h. Proposed measures to reduce or control transportation impacts, if any:

Project would utilize Queensgate roadway extension developed with Phase 1 of Westcliffe Heights.

15. Public services

a. Would the project result in an increased need for public services (for example: fire
protection police protection, public transit, health care, schools, other)? If so, generally

escri
'Phls prOJect will result in the need for fire protection, police protection, schools, and other public services associated
with housing development.
b. Proposed measures to reduce or control direct impacts on public services, if any.
The plat will be subject to impact fees implemented by the City and School District. Properties
created by the project would be subject to local taxes and levies imparted by the local jurisdiction.

16. Utilities
a. Circle utilities currently available at the sitenatural gas @@
telephone eptic system, other

b. Describe the utilities that are proposed for the project, the utility providing the service,
and the general construction activities on the site or in the immediate vicinity which might

be needed. Utilities to include water, sewer, refuse service, and electricity will be provided by the City of Richland. Irrigation will
be provided by Badger Mountain Irrigation District, the natural gas provider in the area is Cascade Natural Gas, and telephone is
provided by CenturyLink and Charter Communications. New sanitary sewer, water, and irrigation mains, as well as dry utilities will
need to be extended into the project in order to service the lots.

C. Signature

The above answers are true and complete to the best of my knowledge. | understand
that the lead agency is relying on them to make its decision.

Signature: %M 5

Name of signee:

Position and Agency/Organization:
Date Submitted:

Community & Economic Development Department

This application was reviewed by the Planning Division of the Community & Economic
Development Department. Any comments or changes made by the Department are entered in the
body of the checklist and contain initials of the reviewer.

Reviewer Signaturé Date

D. supplemental sheet for nonproject actions
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| Exhibit 6 |

File No. EA2017-15

. CITY OF RICHLAND
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
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Department of Energy Exhibit 7

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 11
Located within a Portion of the E¥ of Section 34 and the W% 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,

oseph E. Cottrell II
Field Realty Specialist



2015 South Ely Street
Kennewick, WA 99337
Phone 509-586-9111
FAX 509-586-7663

www.kid.org
October 23, 2017

Shane O’Neill

City of Richland
Senior Planner

505 Swift Blvd.
Richland, WA 99352

Subject: Review Comments - Preliminary Plat — Westcliffe Heights II

Dear Mr. O’Neill:

This letter provides Kennewick Irrigation District (KID) preliminary review comments for
Preliminary Plat — Westcliffe Heights II.

1) This Preliminary Plat is located outside of the Kennewick Irrigation District’s (KID)
boundary; therefore, it is not assessed by the KID.

2) The Preliminary Plat is located above the Badger East Lateral Canal. All storm water should
be retained onsite.

Please provide notice to KID of any public meeting or hearing when this Project will be an agenda
item. If you have any questions regarding these comments, please contact me at the address/phone

number listed below.
Sincerely,

T O

Ben Woodard, P.E.
Assistant Engineering Manager

CC: LB\Correspondence\File: [35-9-28]



STATE OF WHINGTON
DEPARTMENT OF ECOLOGY

1250 W Alder St = Union Gap, WA 98903-0009 » (509) 575-2490

October 19, 2017

Shane O’Neill

City of Richland

PO Box 190
Richland, WA 99352

Re: EA2017-15
Dear Mr. O’Neill:

Thank you for the opportunity to comment on the determination of nonsignificance for the
Westcliffe Heights 11 subdivision of 3.47 acres into 11 lots, proposed by Mark Bauder. We have
reviewed the documents and have the following comments.

TOXICS CLEAN-UP

Based upon the historical agricultural use of this land, there is a possibility the soil contains
residual concentrations of pesticides. Ecology recommends that the soils be sampled and
analyzed for lead and arsenic, and for organochlorine pesticides. If these contaminants are found
at concentrations above the Model Toxics Control Act cleanup levels Ecology recommends that
potential buyers be notified of their occurrence.

If you have any questions or would like to respond to these Toxics Clean-up comments, please
contact Valerie Bound at (509) 454-7886 or email at valerie.bound(@ecy.wa.gov.

WATER QUALITY

Project with Potential to Discharge Off-Site

The NPDES Construction Stormwater General Permit from the Washington State Department of
Ecology is required if there is a potential for stormwater discharge from a construction site with
disturbed ground. This permit requires that the SEPA checklist fully disclose anticipated
activities including building, road construction and utility placements. Obtaining a permit is a
minimum of a 38 day process and may take up to 60 days if the original SEPA does not disclose
all proposed activities.

The permit requires that Stormwater Pollution Prevention Plan (Erosion Sediment Control Plan)
is prepared and implemented for all permitted construction sites. These control measures must be
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Mr. O’Neill
October 19, 2017
Page 2

able to prevent soil from being carried into surface water (this includes storm drains) by
stormwater runoff. Permit coverage and erosion control measures must be in place prior to any
clearing, grading or construction.

More information on the stormwater program may be found on Ecology's stormwater website at:
http://www.ecy.wa.gov/programs/wg/stormwater/construction/. Please submit an application or
contact Lloyd Stevens Jr. at the Dept. of Ecology, (509) 574-3991, with questions about this
permit.

Sincerely,

] /&(‘lg,m (lé( atr/

Gwen Clear

Environmental Review Coordinator
Central Regional Office

(509) 575-2012
crosepacoordinator@ecy.wa.gov
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Exhibit 8

(S2017-103 — Westcliffe Heights I1)

RICHLAND PLANNING COMMISSION
TECHNICAL ADVISORY COMMITTEE REPORT
NOVEMBER 13, 2017

APPLICANT: MARK BAUDER

REQUEST: PRELIMINARY PLAT APPROVAL TO SUBDIVIDE 3.47 ACRES INTO 11
RESIDENTIAL LOTS, (WESTCLIFFE HEIGHTS II)

LOCATION: EAST OF BERMUDA ROAD AND WEST OF MEADOW HILLS DRIVE

ENGINEER: PBS ENGINEERING

TECHNICAL ADVISORY COMMITTEE RECOMMENDATIONS

The Technical Advisory Committee conducted a review of the request and recommends that if the
preliminary plat is approved, such approval be subject to the following conditions:

General Conditions:

1.

The following notes shall be placed on the final plat:

a. The lots within this plat are subject to payment of the City of Richland’s park mitigation fee
regulations. Fees must be paid in accordance with Richland Municipal Code Chapter 22.12.

b. The lots within this plat are subject to payment of the City of Richland’s road impact
mitigation fee regulations. Fees must be paid in accordance with Richland Municipal Code
Chapter 12.03.

Prior to final plat application the Fire Marshall shall identify all lots subject to the City’s wild land fire
protection requirements. Said lots shall be identified on the final plat and noted with the following
language: 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.

Prior to plat recording: the developer shall provide the City of Richland Development Services
with CBU placement and installation approval from USPS Growth Management. Current USPS
contact - joseph.e.spry@usps.gov, 509-967-0500.

Add the following plat note: 'Addresses shown in brackets are subject to change by the City of
Richland. Zip code: 99352'".

Prior to plat recording: A grading permit shall be issued with final inspection approval by the City
and final field observation report by the geo-technical engineer submitted to this office. Any
specific geo-technical requirements regarding foundation footings and site slopes shall be noted
on the plat along with reference to geotechnical engineer and report date.

-1 -



10.

11.

12.

13.

14.

Submit three options for street name labeled as 'Primary Drive'.

Prior to plat recording a grading permit shall be issued with final inspection approval by the City
and final field observation report by the geo-technical engineer submitted to this office. Any
specific geo-technical requirements regarding foundation footings and site slopes shall be noted
on the plat along with reference to geotechnical engineer and report date.

All final plans for public improvements shall be submitted prior to pre-con on a 24” x 36” hardcopy
format and also electronically in .dwg format compatible with the City’s standard CAD software.
Addendums are not allowed, all information shall be supplied in the specified 24 x 36 (and
electronic) format. When construction of the infrastructure has been substantially completed, the
applicant shall provide paper, mylar and electronic record drawings in accordance with the City’s
“Record Drawing Requirements”. The electronic as-built record drawings shall be submitted in a
AutoCAD format compatible with the City’s standard CAD software. Electronic copies of the
construction plans are required prior to the pre-con meeting, along with the multiple sets of paper
drawings. The mylar record drawings (including street lights) shall be submitted and approved by
the City before the final punchlist inspection will be performed. All final punchlist items shall be
completed or financially guaranteed prior to recording of the final plat.

Any and all necessary permits that may be required by jurisdictional entities outside of the City of
Richland shall be the responsibility of the developer to obtain.

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

Any work within the public right-of-way or easements or involving public infrastructure will require
the applicant to obtain a right-of-way permit prior to construction, per RMC Chapter 12.08. A plan
review and inspection fee in the amount equal to 5% of the construction costs of the work within the
right-of-way or easement will be collected at the time the permit is issued. A stamped, itemized
Engineers estimate (Opinion of probable cost) and a copy of the material submittals shall be
submitted along with the final plan submittal.

When the construction is substantially complete a paper set of “record drawings” shall be prepared by
a licensed surveyor and include all changes and deviations. Please reference the Public Works
document “RECORD DRAWING REQUIREMENTS & PROCEDURES” for a complete description of
the record drawing process. After approval by the City of the paper copy, a Mylar copy of the record
drawings shall be submitted along with a CAD copy of them. The electronic as-built record drawings
shall be submitted in a AutoCAD format compatible with the City’s standard CAD software. All final
punchlist items shall be completed or financially guaranteed prior to recording of the final plat.

Public utility infrastructure located on private property will require recording of a City standard form
easement prior to acceptance of the infrastructure and release of the final plat. The City requires
preparation of the easement legal description by the developer two weeks prior to the scheduled
date of plat acceptance. Once received, the City will prepare the easement document and provide it
to the developer. The developer shall record the easement at the Benton County Assessor and
return a recorded original document to the City prior to application for plat acceptance.

A pre-construction conference will be required prior to the start of any work within the public right-
of-way or easement. Contact the Public Works Engineering Division at 942-7500 to schedule a
pre-construction conference.



15.

16.

17.

18.

10.

Site plan drawings which involve the construction of public infrastructure shall be drawn on a
standard 24” x 36” drawing format to a scale which shall not be less than 1”= 40'.

All plan sheets involving construction of public infrastructure shall have the stamp of a current
Washington State licensed professional engineer.

All construction plan sheets shall include the note “CALL TWO WORKING DAYS BEFORE YOU
DIG 1-800-424-5555 (or “811”).” Or: http://www.call811.com/

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

A copy of the preliminary plat shall be supplied to the Post Office and all locations of future
mailbox clusters approved prior to final platting.

Design Standards:

20.

Public improvement design shall follow the following general format:

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

Sanitary sewer shall be aligned on the north and west side of street centerlines.

Storm sewer shall be aligned on the south and east side of street centerlines.

Any sewer or storm manholes that are installed outside of public Right of Way shall have an
acceptable 12-foot wide gravel access road (minimum) provided from a public street for
maintenance vehicles.

10-feet horizontal spacing shall be maintained between domestic water and sanitary sewer
mainlines and service lines.

Water lines shall be aligned on the south and east side of street centerlines.

Watermains larger than 8-inches in diameter shall be ductile iron.

Watermains installed outside of the City Right of Way or in very rocky native material, shall
be ductile iron and may need restrained joints.

All watermains outside areas zoned R1 shall be ductile iron.

Fire hydrant location shall be reviewed and approved by the City Fire Marshal.

Sewer mains over 15-feet deep shall be constructed out of SDR26 PVC or C900 PVC.
The entire main from manhole to manhole shall be the same material. Private sewer
service lines over 15-feet deep shall also be constructed of the same material, then
transition to regular sewer piping above 15-feet.

L. All utilities shall be extended to the adjacent property (properties) at the time of
construction.

The minimum centerline finish grade shall be no less than 0.30 % and the maximum
centerline finish grade shall be no more than 10.0 % for local streets.

The minimum centerline radius for local streets shall be 100-feet.

Any filling of low areas that may be required within the public Right of Way shall be
compacted to City standards.
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21.

22.

23.

A

A overall, composite utility plan shall be included in the submitted plan set if the project is
phased. This comprehensive utility plan benefits all departments and maintenance
groups involved in the review and inspection of the project.

A detailed grading plan shall be included in the submitted plan set.

For public utilities not located within public street rights-of-way the applicant shall provide
maintenance access acceptable to the City and the applicant shall provide an exclusive 10-
foot wide public utility easement (minimum) to be conveyed to the City of Richland.

Final design of the public improvements shall be approved at the time of the City’s issuance
of a Right-of-way Construction Permit for the proposed construction.

All public improvements shall comply with the State of Washington and City of Richland
requirements, standards and codes.

Curb returns at minor intersections shall have a minimum radius of 25-feet. Curb returns
at major intersections should have minimum radius of 30-feet but should be evaluated on
a case by case basis.

All public streets shall meet design requirements for sight distance (horizontal, vertical and
intersectional).

The final engineered construction plans shall identify locations for irrigation system, street
lighting, gas service, power lines, telephone lines, cable television lines, street trees and
mail boxes. All electrical appurtenances such as transformers, vaults, conduit routes,
and street lights (including their circuit) need to be shown in the plan view.

Construction plans shall provide or reference all standard drawings or special details that
will be necessary to construct all public improvements which will be owned, operated,
maintained by the City or used by the general public (Commercial Driveway, Curb, Gutter,
Sidewalk, Water, Sewer, Storm, Street and Street lighting etc.).

The contractor shall be responsible for any and all public infrastructure construction
deficiencies for a period of one year from the date of the letter of acceptance by the City
of Richland.

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

If the City Fire Marshal requires a secondary emergency vehicle access, it shall be included in
the construction plan set and be designed to the following standards:

mo ow»

2-inches compacted gravel, minimum (temp. SEVA only).

2% cross-slope, maximum.

5% slope, maximum. Any access road steeper than 5% shall be paved or be approved by the
Fire Marshal.

Be 20-feet in width.

Have radii that are accommodating with those needed for City Fire apparatus.

Secondary emergency vehicles accesses (SEVA’s) shall be 20-feet wide, as noted. Longer
secondary accesses can be built to 12-feet wide with the approval of the City of Richland Fire
Marshal, however turn-outs are required at a spacing acceptable to the Fire Dept. Temporary
SEVA'’s shall be constructed with 2-inches of compacted gravel, at a minimum. Permanent
SEVA'’s shall be paved with 2-inches of asphalt over 4-inches of gravel, at a minimum.

SURVEY MONUMENT DESTRUCTION:

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

-4 -



A. No survey monument shall be removed or destroyed (the physical disturbance or covering
of a monument such that the survey point is no longer visible or readily accessible) before a
permit is obtained from the Department of Natural Resources (DNR). WAC 332-120-030(2)
states “It shall be the responsibility of the governmental agency or others performing
construction work or other activity (including road or street resurfacing projects) to
adequately search the records and the physical area of the proposed construction work or
other activity for the purpose of locating and referencing any known or existing survey
monuments.” (RCW 58.09.130).

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

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

When a monument must be removed during an activity that might disturb or destroy it, a
licensed Engineer or Land Surveyor must complete, sign, seal and the file a permit with
the DNR.

It shall be the responsibility of the designing Engineer to identify the affected monuments on the
project plans and include a construction note directing them to the DNR permit.

Traffic & Streets:

24.

25.

26.

27.

28.

20.

30.

Sidewalks shall be installed along all public Right of Way frontages that building lots do not front on
during construction of those phases (e.g., storm drainage ponds, parks, etc.).

If it doesn’t already exist, the off-site portion of Queensgate Drive shall be constructed to the City’s
standard rural road section at the same time that this project is constructed.

The “Westcliffe Heights 1I” preliminary plat lies within the boundary of the South Richland
Collector Street Financing Plan (RMC 12.03). This plat shall therefore be subject to the fees
administered by the finance plan for any phase submitted for approval. Since this property is
included within the Financing Plan, it is exempt from the SEPA-related traffic study requirement
(TIA). If any portion of Queensgate Drive is constructed by this project, the developer of this
proposed project shall receive “credits” for construction of it allowed under the City’s South Richland
Collector Street Financing Plan.

If Queensgate Drive adjacent to this plat is existing at the time of project construction, this project
shall complete the frontage to City standards. The road section (curb, gutter and sidewalk) shall be
built with the face of curb at 18-feet off of centerline. The frontage shall be completed by the
developer at the time that each phase that fronts on Queensgate is constructed. A ten-foot public
utility easement along its frontage shall also be provided on the face of the final plat.

A note will be shown on the face of the final plat stating that Queensgate Drive is classified as an
“Arterial Collector street”. Subsequently, no driveways accessing single family lots will be allowed
onto Queensgate.

“Primary Drive” may be classified as a neighborhood collector. Driveways will be allowed onto it,
however homeowners on this street may experience elevated traffic levels.

NEW COMMENT: The vision-clearance triangle needs to be shown on all corner lots on both the
construction plans and the final plat document, in accordance with RMC Chapter 12.11.020. If
the intersection is in a curve, it will have to be evaluated per AASHTO guidelines. This
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information may need to be designed by the engineer of record and supplied to the surveyor of
record for inclusion into the final plat document.

Domestic Water:

31.

32.

33.

34.

The proposed preliminary plat is located within the Tapteal 4 water pressure zone. It shall be the
responsibility of the developer to install the appropriate infrastructure to serve domestic water at the
correct pressure(s) to the entire plat. This may require off-site water main extensions.

Domestic water shall be extended to the adjoining properties adjacent to the plat.
The developer will be required to demonstrate that all phases are capable of delivering adequate
fire flows prior to construction plans being accepted for review. This may require looping of the

watermain from off-site locations, or oversizing of the main where needed.

The fire hydrant layout shall be approved by the City Fire Marshal.

Sanitary Sewer:

35.

36.

37.

There are multiple off-site locations available to extend sanitary sewer to this project. It shall be the
responsibility of the developer to extend a sewer main to this property to serve sanitary sewer at the
time of plat construction.

A 10-foot wide exclusive sanitary sewer easement shall be provided for any sewer main that is
outside of the public Right-of-Way. Wider easements are required for mains that are buried deeper
than 10-feet. If any manholes are located outside of the public Right-of-Way, maintenance truck
access to said structure may be required.

Sanitary sewer shall be extended to the adjoining properties adjacent to the plat.

Storm Water:

38.

39.

40.

This project may require coverage under the Washington State General NPDES Permit for
Construction projects. The Developer shall be responsible for compliance with the permit
conditions. The City has adopted revised standards affecting the construction of new stormwater
facilities in order to comply with conditions of its NPDES General Stormwater Permit program.
This project, and each phase thereof, shall comply with the requirements of the City’s stormwater
program in place at the time each phase is engineered. The project will require detailed erosion
control plans.

All storm drainage systems shall be designed following the core elements defined in the latest
edition of the Stormwater Management Manual for Eastern Washington. The Hydrologic Analysis
and Design shall be completed based on the following criteria: Washington, Region 2, Benton
County; SCS Type 1A — 24 Hour storm for storm volume. The applicant’s design shall provide
runoff protection to downstream property owners.

The flow-rate of the public storm drainage system shall be designed using the 2-Year, 3-Hour
short duration Eastern Washington storm for pipe and inlet sizing using SCS or Santa Barbra
method; no modifying or adding time of concentration; no surcharge allowed. Calculations shall
be stamped by a registered professional engineer and shall include a profile of the system
showing the hydraulic grade line. The calculations should include a 50-foot wide strip behind
each right of way line to represent drainage from private property into the City system. Of that
area, 50% shall be considered pervious and 50% impervious. Calculations shall include a profile
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41.

42.

43.

44.

45.

46.

47.

48.

49.

for the design showing the hydraulic grade line for the system. Passing the storm downhill to an
existing system will require a downstream storm system capable of accepting the water without
being overwhelmed.

All construction projects that don’t meet the exemption requirements outlined in Richland
Municipal Code, Section 16.06 shall comply with the requirements of the Washington State
Department of Ecology issued Eastern Washington NPDES Phase Il Municipal Stormwater
Permit. All construction activities subject to this title shall be required to comply with the
standards and requirements set forth in the Stormwater Management Manual for Eastern
Washington (SWMMEW) and prepare a Stormwater Site Plan. In addition a Stormwater Pollution
Prevention Plan (SWPPP) or submission of a completed erosivity waiver certification is required
at the time of plan submittal.

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

If there are any natural drainage ways across the proposed pre-plat, the engineered construction
plans shall address it in accordance with Richland Municipal code 24.16.170 (“Easements-
watercourses”).

Prior to or concurrent with the submittal of the first phase the developer shall provide a
Geotechnical report including the percolation rate of the soils in the area of any storm retention
ponds. If the project constructs a storm retention pond then the engineer will need to demonstrate
that the pond will drain itself within 24 hours after the end of a storm event, and not have standing
water in it longer than that. Engineering solutions are available for retention ponds that do not
perk within 24 hours.

As per RMC chapter 24.20.070 and the City of Richland’s Comprehensive Stormwater
Management Plan, the storm drainage system installed as part of this plat may need to be
oversized in order to handle the additional flow from future developments in the vicinity.

Stormwater collection pipes shall be extended to the adjoining properties adjacent to the plat.

If the storm drain pond slopes are greater than 25% or deeper than 4-feet, then a 6-foot fence will
be required around the perimeter of the pond with a minimum 12-foot wide gate for maintenance
vehicles. A maintenance road from the public Right of Way to the bottom of the pond is also
needed (2-inches of compacted gravel, minimum). The City’s maintenance of the pond in the
future will consist of trimming weeds to maintain compliance with fire and nuisance codes, and
maintaining the pond for functionality.

The developer shall be responsible for landscaping the storm pond and for its maintenance
through the one-year infrastructure warranty period. At a minimum the landscaping plan should
be consistent with the City’s intended maintenance standard as described above. If the
developer wishes for the pond to be landscaped and visually appealing, then the homeowners
association should be considered for maintenance responsibilities. This will require an irrigation
meter and sprinkler system (including a power source), and responsibility for maintaining the
landscaping.

The developer of record shall maintain the public storm drainage system for one year from the date
of final acceptance by The City of Richland (as determined by the issuance of the “Letter of Final
Acceptance”). Said developer shall also thoroughly clean the entire system, including structures,
pipelines and basins prior to the City warranty inspection, conducted 11 months after the Letter of
Final Acceptance.

-7-



Final Platting / Project Acceptance Regquirements:

50.

51.

52.

53.

54.

55.

56.

57.

58.

When the construction is substantially complete a paper set of “record drawings” shall be prepared by
a licensed surveyor and include all changes and deviations. Please reference the Public Works
document “RECORD DRAWING REQUIREMENTS & PROCEDURES” for a complete description of
the record drawing process. After approval by the City of the paper copy, a mylar copy of the record
drawings shall be submitted along with a CAD copy of them. The electronic as-built record drawings
shall be submitted in a AutoCAD format compatible with the City’s standard CAD software. All final
punchlist items shall be completed or financially guaranteed prior to recording of the final plat.

Public utility infrastructure located on private property will require recording of a City standard form
easement prior to acceptance of the infrastructure and release of a certificate of occupancy. The
City requires preparation of the easement legal description by the developer two weeks prior to the
scheduled date of final acceptance. Off-site (“third party”) easements for City infrastructure are the
responsibility of the developer to obtain. Once received, the City will prepare the easement
document and provide it to the developer. The developer shall record the easement at the Benton
County Assessor and return a recorded original document to the City prior to application for final
occupancy.

Any off-site easements or permits necessary for this project shall be obtained and secured by the
applicant and supplied to the City at the time of plat construction and prior to final plat acceptance
by the City.

Ten-foot wide public utility easements will be required on the final plat along both sides of all
Right-of-Ways within the proposed plat.

NEW COMMENT: The vision-clearance triangle needs to be shown on all corner lots on the final
plat document, in accordance with RMC Chapter 12.11.020. If the intersection is in a curve, it will
have to be evaluated per AASHTO guidelines. This information may need to be designed by the
engineer of record and supplied to the surveyor of record for inclusion into the final plat
document.

All landscaped areas within the plat that are in the public Right of Way shall be the responsibility
of the homeowners to maintain.

A one-foot “No access / screening easement” will be required along the Queensgate Drive Right of
Way.

The intended use and ownership of all tracts within the plat shall be noted on the final plat.

Property with an unpaid L.I.D. assessment towards it must be paid in full or segregated per Richland
Municipal Code 3.12.095.
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1.0 INTRODUCTION

1.1 General

PBS Engineering and Environmental Inc. (PBS) is pleased to present this geotechnical
engineering report for the Westcliffe Heights project in Richland, Washington. This report
presents the results of our geotechnical explorations, testing, and analyses for the proposed
development. The general location of the site is shown on the Vicinity Map, Figure 1. The
approximate locations of our explorations in relation to existing site features are shown on
the Site Plan, Figure 2.

Previous reporting for the site has been submitted by Foundation Engineering, Inc. (FEI,
August 2016). The report provided recommendations regarding the excavatability of the site
soils and maximum temporary/permanent slope inclinations. Recommendations provided in
the FE! report for these components of the project supersede recommendations made in
this report.

1.2 Purpose and Scope

The purpose of PBS’ services was to develop geotechnical design and construction
recommendations in support of the planned site development. This was accomplished by
performing the following scope of services.

1.2.1 Geologic Map Review
Geologic maps of the site area were reviewed for information regarding geologic
conditions and hazards at or near the site.

1.2.2 Subsurface Exploration

PBS completed eight test pits at the site (designated as TP-1 through TP-8). The test
pits were advanced to depths up to 19 feet below the existing ground surface (bgs). The
explorations were logged and representative soil samples were collected by a member
of the PBS geotechnical engineering staff.

1.2.3 Field Infiltration Testing

PBS completed four infiltration tests within in three test pits, TP-1, TP-3, and TP-6, near
areas where the proposed new stormwater systems will be located. Open-hole, falling
head, infiltration testing was completed at depths between 8 and 17 feet bgs.

1.2.4 Soils Testing

The samples were returned to our laboratory and classified in general accordance with
the Unified Soil Classification, Visual-Manual Procedure. Laboratory tests included grain-
size analysis and moisture content.

1.2.5 Geotechnical Engineering Analysis

Data collected during the subsurface exploration, literature research, and laboratory
testing was used to develop specific geotechnical design and construction
recommendations for the proposed site development.

1.2.6 Report Preparation
This Geotechnical Engineering Report summarizes the results of our explorations and
analyses, including information relating to the following:

o Exploration logs and site plan showing approximate exploration locations
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e Laboratory test resuits
e [nfiltration test results
¢ Discussion of subsurface conditions

e Discussion of critical areas indicated at the site as defined by the City of
Richland, including steep slopes and erosion

e Earthwork, grading, and fill recommendations:
— fill slope inclinations
- structural fill materials and preparation
~ wet/cold weather considerations
— utility trench excavation and backfill requirements

e Seismic design criteria in accordance with the 2015 International Building Code
(1BC) with Washington amendments

1.3 Project Understanding

Current plans include developing the approximately 63-acre site for residential development
in Richland, Washington. The site has been unused in recent years, but portions near the
bottom of the slope may have been previously used for agricultural purposes.

14 Field Exploration

Eight test pits (TP-1 through TP-8) were excavated to depths up to 19 feet bgs by Mahaffey
Enterprises, Inc., of Kennewick, Washington, using a Komatsu track-mounted excavator
equipped with a 42-inch toothed bucket. The approximate test pit locations are shown on the
Site Plan, Figure 2. Interpreted test pit logs and field exploration methods are presented in
Appendix A — Field Explorations.

1.5 Laboratory Testing

Soil samples obtained during our explorations were returned to the laboratory to aid in soil
classification and to evaluate their general physical properties and engineering
characteristics. Laboratory testing included grain-size analysis and moisture contents.
Laboratory test results are included on the exploration logs in Appendix A.

2.0 SITE CONDITIONS

21 Surface Description

The approximately 140-acre site is long, oriented in the southeast-northwest direction, and
is of a non-descript shape. The site is bordered to the north by the north slope of Little
Badger Mountain, to the west and south by agricultural land, and to the east by an
undeveloped south-facing hillside. The site is generally undeveloped, covered by grasses,
weeds, and some native vegetation.

The site generally slopes downward to the south and southwest. The ground surface
elevations range from approximately 900 feet above mean sea level (amsl) near the western
extent of the site to about 1100 feet amsl near the eastern extent of the site (PBS survey,
2016).

Multiple areas within the proposed development are designated as critical areas due to high
erosion potential and/or steep slopes. Steep slopes are defined as slopes exceeding 40
percent (2.5H:1V [horizontal to vertical]). Steep slopes, as defined by the City of Richland,
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are present over roughly 15 percent of the site. The inclinations of site slopes are as steep
as 75 percent (1.33H:1V), but are generally 20 percent (5H:1V) or flatter.

Preliminary site grading plans generally show fill will be placed in low areas of the site to
raise or flatten site grades and facilitate stormwater drainage. Current plans include
construction of new roadways, stormwater drainage and infiltration facilities, and installation
of utilities.

2.2

2.3

Geologic Setting
2.2.1 Regional Geology
The site lies within the Pasco Basin, a structural and topographical low area that lies in
the Columbia River Plateau physiographic province in southeast Washington and
Northeast Oregon. This province consists of a series of flood basalt flows of the
Columbia River Basalt Group (CRBG) of the Miocene Epoch and early Pliocene Epoch
(between 17 and 6 million years ago) in age, forming an extensive volcanic plateau. The
thick basalt of the CRBG forms the bedrock of the region. Crossing the Columbia Basin
is a northwest-trending tectonic feature called the Olympic Wallowa Lineament (OWL).
Right-lateral displacement on this transform structure influenced the formation of the
Pasco Basin.

The Pasco Basin lies within a tectonic subdivision of the Columbia River physiographic
province known as the Yakima Fold Belt (Riedel, et al., 1991). Deformation of the basalt
flows has since occurred, generally attributed to regional north-south compression and
associated folding, strike-slip faulting, and thrusting. This deformation of the basalt has
generally led to a series of east-west trending anticlinal ridges and synclinal valleys that
trend from North 50° west to North 50° east. The anticlines often have steeply dipping
north flanks and more gently dipping southerly flanks.

2.2.2 Local Geology

Geologic maps show that surficial geology in the vicinity of the site consists of members
of the CRBG (Mvsem [Elephant Mountain] and Mvsp [Pomonal]), Quaternary flood
deposits (Qfs), and wind-deposited loess (Ql). The flood deposits originated during the
Pleistocene Period. These deposits formed when the Wallula Gap, located south of the
site, temporarily dammed floodwaters catastrophically released from glacial Lake
Missoula upon failure of an ice dam. This constriction resulted in the formation of Lake
Lewis, which extended eastward from the Gap and into the Pasco Basin area, which
was in existence only a few weeks at time. Repeated flooding produced by repeated ice
dam failures resulted in layered sediment (Rockwell, 1979).

The southwestern base of Badger Mountain geology is mapped as loess (Ql). The wind-
deposited soil consists primarily of silt and fine sand. The loess is shown as Holocene to
Pleistocene Epoch in age.

Subsurface Conditions
2.3.1 Soil and Bedrock
PBS has summarized the subsurface units as follows:

SILT: Homogeneous, non-plastic sandy silt was encountered at the
ground surface to between 1 foot and 14.5 feet bgs. Consistency
of the observed silt appeared to vary from medium stiff to stiff.

PBS

March 24, 2017
Engineering + Project No. HDJ4234.000
Environmental 3



Geotechnical Engineering Report Pahtisch Homes, Westcliffe Heights

Richland, Washington

Carbonate cementation of the silt soils was observed in TP-2
and TP-3.

Stiff silt was also encountered at a depth of 6 feet bgs, beneath
the gravel in test pit TP-1, and extended to the
12-foot depth explored. The silt contained 29 to 30 percent sand.

GRAVEL Gravel was encountered in TP-1, TP-3, and TP-6 at varying
depths. The gravel was encountered as shallow as at the ground
surface up to a depth of 6 feet bgs. The coarse subrounded to
subangular gravel was often stained with carbonate deposits.
The gravel was encountered in a matrix of silt and sand. Based
on the excavator’s difficulty in excavation, relative density of the
gravel was generally dense to very dense.

BASALT Very weak to medium weak (R1 to R3) basalt bedrock was
encountered in six test pits, TP-2 and TP-4 through TP-8. Basalt
was encountered between the depths of 1 and 14.5 feet bgs up
to the maximum depth explored. Large, cobble-sized, carbonate
stained pieces of basalt were encountered, as the basalt was
often encountered in a highly-fractured state. Less often, the
basalt was found in a severely-weathered state (TP-5) at a depth
of 2 feet bgs. The rock was discolored and easily broken.
Underlying the severely-weathered basalt the excavation
encountered very severely weathered basalt resembling clay at a
depth of 16 feet bgs.

2.3.2 Groundwater

Groundwater was not encountered to the depths explored during excavation of the test
pits. Existing information regarding the groundwater depths in the general project area
were obtained from local well logs available on the Washington Department of Ecology
well log database website. Groundwater is likely found at a depth below 100 feet bgs.

Perched groundwater may be encountered at the project site due to variations in fill,
alluvial deposits, and bedrock contact depths and will fluctuate due to variations in
rainfall, irrigation, and the season.

2.3.3 Infiltration Testing

PBS completed four infiltration tests in three separate test pits. One test was conducted
in TP-1, two in TP-3, and one in TP-6. Tests were conducted at depths of approximately
12 feet (TP-1), 8 and 17 feet (TP-3), and 10 feet bgs (TP-6). The tests were completed
in general accordance with the procedures of open-pit falling head testing summarized in
the Stormwater Management Manual for Eastern Washington. The test pits were
excavated to the test depth and filled with water to approximately 4.8 feet (TP-1), 4.0
feet and 3.5 feet (TP-3), and 3.2 feet deep (TP-6), saturating the surrounding soils. The
water was then allowed to drain and the water depth was recorded at regular, timed
intervals using a pressure transducer, data logger, and by manual measurement.

The following Table 1 presents test depth, the measured infiltration rates, and soil
classification.

@ ]”"
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Table 1. Infiltration and Laboratory Test Results

Test Depth of Infiltration Soil
Pit Infiltration Test Rate' Classification
(feet bgs) (inches/hour)
TP-1 12 4.8 Sandy Silt (ML)
TP-3 8 7.0 Sandy Silt (ML)
Cemented Silt
TP-3 17 — with Sand (ML)
Weathered
TP-6 i 1.6 Fractured Basalt

1. Field-measured infiltration rate.

Design infiltration rates are determined to account for the planned level of pre-treatment,
maintenance, vegetation, siltation, etc. Field-measured infiltration rates are typically
reduced by a factor of two to four for use in design. Based on the results of field testing
and our analyses, we recommend using a factor of 2.5.

CONCLUSIONS AND RECOMMENDATIONS

31 Geotechnical Design Considerations

The subsurface conditions at the site consist of loose to medium dense sandy silt. The on-
site soils can be reused as structural fill if properly moisture conditioned. Excavation with
conventional equipment is feasible throughout the site, though additional work may be
required for excavation of cemented soils and fractured bedrock.

Special consideration should be made for clay soils, such as those encountered at depth in
TP-5. The FEI report provides recommendations for what to do with the clay soils.

3.2 Critical Areas Review

The site consists of varying topography with a fairly consistent slope trending down to the
south and southwest. The City of Richland Code defines steep slopes as slopes inclined at
greater than 40 percent (approximately 2.5H:1V slope). Recommendations regarding some
of the steep slopes are provided in the FEI report.

Steep slopes can be associated with geologic hazards, such as possible slope instability
and soil erosion. Instability of slopes is more likely to occur when soils are wet, while sail
erosion is more likely when large amounts of water flow over the ground surface.

Due to the extent of site grading and the proximity of existing structures, it may be
necessary to slope and/or temporarily shore excavations during construction. Outside the
development area, site slopes show no obvious signs of recent instability such as exposed
soil, scarps, seeps, etc.

33 Critical Areas Recommendations

Based on our observations, slopes at the site show no signs of recent instability. Erosion of
site soils where slopes are steeper can be controlled with site grading, use of erosion control
matting, and/or rock blankets. Site grading and drainage design shall control all surface
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drainage, including any potential on-site stormwater flow. Mitigation of this geohazard by site
grading design will essentially reduce the geohazard to a level that is less than the
conditions observed at the time of exploration.

We recommend that mass grading activities associated with the critical areas be executed in
accordance with the civil engineering design plans. Mitigation of the erosion hazard at this
site will be addressed by the civil engineering plans for the site, which will include site
grading and stormwater management plans.

34 Site Stormwater Management

The stormwater management for the site shall comply with the Eastern Washington
Stormwater Management Manual (Ecology, 2004). Stormwater disposal/infiltration devices
require registration with the Washington State Department of Ecology as Underground
Injection and Control (UIC) facilities. Stormwater disposal systems shall be designed per
area requirements.

The perimeter ground surface and hard-scaping should be sloped to drain away from all
structures. Gutters should be tight-lined to a suitable discharge and maintained as free
flowing. Cut or fill slopes shall be prepared and maintained to control erosion in accordance
with area requirements.

3.5 Seismic Design Criteria

The seismic design parameters, in accordance with the 2015 IBC, are summarized in
Table 2.

Table 2. IBC Seismic Design Parameters

Parameter Psehr‘i)(:] 1 Second
Maximum Credible Earthquake Spectral Acceleration | Ss=0.43 g S51=0.16¢
Site Class D

Site Coefficient Fa=1.46 Fv.=2.15
Adjusted Spectral Acceleration Sws=0.62g | Sm1=0.35g
Design Spectral Response Acceleration Parameters Sps=041g | Sp1=023¢g
Design Spectral Peak Ground Acceleration 017 g

g — acceleration due to gravity

40 CONSTRUCTION RECOMMENDATIONS

4.1 Site Preparation

Construction of the proposed development will require removal of loose silt for mass grading
activities or in-place compaction during the dry season. In general, this material can be
reused as structural fill by placing and compacting it in lifts as structural fill during dry
conditions. Once any loose soils are removed, the exposed subgrade should be moisture
conditioned and compacted using a large, smooth-drum, vibratory roller making a minimum
of four to six overlapping passes until the subgrade is relatively dense and well-keyed. The
near-surface soils should then be replaced in lifts of up to 12 inches (uncompacted
thickness) and compacted as structural fill. Due to the variability of the near-surface soils
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present at the site, the subgrade should be evaluated by PBS personnel by observing
proofrolls (described in the following section of this report) of the structural fill as it is
prepared. Specific recommendations for preparation of structural fill are included in the
following sections of this report.

Based on the results of our geotechnical exploration and analyses, we believe the near-
surface silt soils may be reused as structural fill. However, this will require the removal of
any organic material. The use of native soil also depends on the contractor’s ability to
moisture condition the soil to within a few percent of the optimum moisture content, as well
as apply the required energy using adequately sized compaction equipment during site
grading.

4.1.1 Proofrolling/Subgrade Verification

Following site preparation and prior to placing aggregate base for the foundations,
building pad, or pavement section, the exposed subgrade should be evaluated either by
proofrolling or another method of subgrade verification. The subgrade should be
proofrolled with a fully loaded dump truck or similar heavy, rubber-tire construction
equipment to identify unsuitable areas. If evaluation of the subgrades occur during wet
conditions, or if proofrolling the subgrades will result in disturbance, they should be
evaluated by qualified PBS personnel using a steel foundation probe. We recommend
that PBS be retained to observe the proofrolling and perform the subgrade verifications.
Unsuitable areas identified during the field evaluation should be recompacted or
excavated to firm ground and replaced with structural fill.

4.1.2 Wet/Freezing Weather and Wet Soil Conditions

Surficial soils at the site consist primarily of silt with sand, which may be recompacted
during wet conditions. Areas containing variable amounts of silt could possibly be
encountered during construction. During wet conditions, these areas may require over-
excavation and replacement. Site earthwork and subgrade preparation should not be
completed during freezing conditions.

Protection of the subgrade is the responsibility of the contractor. Soils that have been
disturbed during site preparation activities, or soft or loose zones identified during
proofrolling or probing, should be removed and replaced with compacted structural fill.

4.2 Excavation

All excavations should be made in accordance with applicable OSHA and state regulations.
The contractor is responsible for adherence to the Occupational Safety and Health
Administration (OSHA) requirements. Near-surface soils encountered at the site consist of
loose to medium dense sandy silt; some sloughing and caving should be anticipated.

Trench cuts may stand relatively vertical to a depth of approximately 4 feet bgs, provided no
groundwater seepage is present in the trench walls. Open excavation techniques may be
used provided the excavation is configured in accordance with the OSHA requirements,
groundwater seepage is not present, and with the understanding that some sloughing may
occur. The trench walls should be flattened if sloughing occurs or seepage is present. If
shallow groundwater is observed during construction, use of a trench shield or other
approved temporary shoring is recommended for cuts that extend below groundwater
seepage, or if vertical walls are desired for cuts deeper than 4 feet bgs.
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4.3

Structural Fill

Structural fills should be placed over subgrade that has been prepared in accordance with
the Site Preparation and Wet/Freezing Weather and Wet Soil Conditions sections of this
report. A wide range of material may be used as structural fill; however, all material used
should be free of organic matter or other unsuitable materials and should meet the
specifications provided in the 2016 Standard Specifications for Road, Bridge, and Municipal
Construction (WSDOT, SS 2016), depending on the application. A brief characterization of
some of the acceptable materials and our recommendations for their use as structural fill is
provided as follows.

4.3.1 Near-Surface Soils

Based on our geotechnical exploration, loose to medium dense silt with sand and the
weathered fractured basalt encountered at the site may be suitable for mass grading
applications during the dry season provided any encountered debris is removed. If the
onsite soils are used as fill for mass grading, the silt and the fractured basalt materials
should be worked together to create a stable fill material. Additionally, the fill should be
free of any organic or deleterious material with grain-size typically less than 6 inches in
diameter. Cobbles measuring more than 6 inches in diameter shall make up no more
than five percent of the fill by weight. The material should be compacted to at least 92
percent of the maximum dry density, as determined by ASTM D 1557 (modified Proctor),
with a maximum uncompacted lift thickness of 12 inches. Due to the rocky nature of the
native fill material, visual inspection of the material and methods of processing and
compaction by a member of the PBS geotechnical engineering staff is recommended.

4.3.2 Imported Granular Materials

Imported granular material used during periods of wet weather or for haul roads, building
pad subgrades, staging areas, etc., should be pit or quarry run rock, crushed rock, or
crushed gravel and sand, and should meet the specifications provided in WSDOT SS
9-03.14(2) — Select Borrow. In addition, the imported granular material should be well
graded between coarse and fine and of the fraction passing the US Standard No. 4
Sieve, less than 5 percent by dry weight should pass the US Standard No. 200 Sieve.

Imported granular material should be placed in lifts with a maximum uncompacted
thickness of 9 inches, and be compacted to not less than 95 percent of the maximum dry
density, as determined by ASTM D 1557.

During wet conditions, where imported granular material is placed over potentially soft-
soil subgrades, we recommend a geotextile be placed between the subgrade and
imported granular material. Depending on site conditions, the geotextile should meet
WSDOT SS 8-33.2 — Geosynthetic Properties for soil separation or stabilization. The
geotextile should be installed in conformance with WSDOT SS 2-12.3 — Construction
Geosynthetic (Construction Requirements) and, as applicable, WSDOT SS 2-12.3(2) —
Separation or WSDOT SS 2-12.3(3) — Stabilization. As an alternative to the use of the
geotextile, the use of cobbles measuring 3 to 6 inches may be used for soil stabilization
or as deemed suitable by the geotechnical engineer of record.

4.3.3 Base Aggregate

Base aggregate for floor slabs should be clean, crushed rock or crushed gravel. The
base aggregate should contain no deleterious materials, meet specifications provided in
WSDOT SS 9-03.12(1)A — Gravel Backfill for Foundations (Class A), and have less than
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5 percent (by dry weight) passing the US Standard No. 200 Sieve. The imported
granular material should be placed in one lift and compacted to at least 95 percent of the
maximum dry density, as determined by ASTM D 1557.

4.3.4 Foundation Base Aggregates

Imported granular material placed at the base of excavations for spread footings, slabs-
on-grade, and other below-grade structures should be clean, crushed rock or crushed
gravel, and sand that is well graded between coarse and fine. The granular materials
should contain no deleterious materials, have a maximum particle size of 1%-inch, and
meet WSDOT SS 9-03.12(1)A — Gravel Backfill for Foundations (Class A). The imported
granular material should be placed in one lift and compacted to not less than 95 percent
of the maximum dry density, as determined by ASTM D 1557.

4.3.5 Trench Backfill

Trench backfill placed beneath, adjacent to, and for at least 2 feet above utility lines (i.e.,
the pipe zone) should consist of well-graded granular material with a maximum particle
size of 1 inch and less than 10 percent by dry weight passing the US Standard No. 200
Sieve. The pipe bedding should also meet the standards prescribed by City of Richland
specifications, where WSDOT SS 9-03.12(3) — Gravel Backfill for Pipe Zone Bedding
applies. The pipe zone backfill should be compacted to at least 90 percent of the
maximum dry density as determined by ASTM D 1557, or as required by the pipe
manufacturer or local building department.

Within pavement areas or beneath building pads, the remainder of the trench backfill
should consist of well-graded granular material with a maximum particle size of 3 inches,
less than 10 percent by dry weight passing the US Standard No. 200 Sieve, and should
meet standards prescribed by WSDOT SS 9-03.19 — Bank Run Gravel for Trench
Backfill. This material should be compacted to at least 92 percent of the maximum dry
density, as determined by ASTM D 1557, or as required by the pipe manufacturer or
local building department. The upper 2 feet of the trench backfill should be compacted to
at least 95 percent of the maximum dry density, as determined by ASTM D 1557.

Outside of structural improvement areas (e.g., roadway alignments or building pads),
trench backfill placed above the pipe zone should consist of excavated material free of
wood waste, debris, clods, or rocks greater than 6 inches in diameter and meet WSDOT
SS 9-03.14 — Borrow and WSDOT SS 9-03.15 — Native Material for Trench Backfill. This
general trench backfill should be compacted to at least 90 percent of the maximum dry
density, as determined by ASTM D 1557, or as required by the pipe manufacturer or
local building department.

ADDITIONAL SERVICES AND CONSTRUCTION OBSERVATIONS

In most cases, other services beyond completion of a geotechnical engineering report are
necessary or desirable to complete the project. Occasionally, conditions or circumstances arise
that require the performance of additional work that was not anticipated when the geotechnical
report was written. PBS offers a range of environmental, geological, geotechnical, and
construction services to suit the varying needs of our clients.

PBS should be retained to review the plans and specifications for this project before they are
finalized. Such a review allows us to verify that our recommendations and concerns have been
adequately addressed in the design.
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Satisfactory earthwork performance depends on the quality of construction. Sufficient
observation of the contractor's activities is a key part of determining that the work is completed
in accordance with the construction drawings and specifications. We recommend that PBS be
retained to observe general excavation, stripping, and fill placement and compaction.
Subsurface conditions observed during construction should be compared with those
encountered during the subsurface explorations. Recognition of changed conditions requires
experience; therefore, qualified personnel should visit the site with sufficient frequency to detect
whether subsurface conditions change significantly from those anticipated.

6.0 LIMITATIONS

This report has been prepared for the exclusive use of the addressee, and their architects and
engineers, for aiding in the design and construction of the proposed development and is not to
be relied upon by other parties. It is not to be photographed, photocopied, or similarly
reproduced, in total or in part, without express written consent of the Client and PBS. It is the
addressee's responsibility to provide this report to the appropriate design professionals, building
officials, and contractors to ensure correct implementation of the recommendations.

The opinions, comments, and conclusions presented in this report are based upon information
derived from our literature review, field explorations, laboratory testing, and engineering
analyses. It is possible that soil, rock, or groundwater conditions could vary between or beyond
the points explored. If soil, rock, or groundwater conditions are encountered during construction
that differ from those described herein, the Client is responsible for ensuring that PBS is notified
immediately so that we may reevaluate the recommendations of this report.

Unanticipated soil and rock conditions and seasonal soil moisture and groundwater variations
are commonly encountered and cannot be fully determined by merely taking soil samples in test
pits. Such variations may result in changes to our recommendations and may require additional
funds for expenses to attain a properly constructed project. Therefore, we recommend a
contingency fund to accommodate such potential extra costs.

The scope of services for this subsurface exploration and geotechnical report did not include
environmental assessments or evaluations regarding the presence or absence of wetlands or
hazardous substances in the soil, surface water, or groundwater at this site.

If there is a substantial lapse of time between the submission of this report and the start of work
at the site, if conditions have changed due to natural causes or construction operations at or
adjacent to the site, or if the basic project scheme is significantly modified from that assumed,
this report should be reviewed to determine the applicability of the conclusions and
recommendations presented herein. Land use, site conditions (both on- and off-site), or other
factors may change over time and could materially affect our findings. Therefore, this report
should not be relied upon after three years from its issue, or in the event that the site conditions
change.

— March 24, 2017
— Engineering + Project No. HDJ4234.000
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Geotechnical Engineering Report Pahlisch Homes, Westcliffe Heights
Richland, Washington

APPENDIX A - FIELD EXPLORATIONS

A1.0 GENERAL

PBS explored subsurface conditions at the project site by excavating eight test pits on August 10,
2016. The approximate locations of the explorations, designated TP-1 through TP-8, are shown on
Figure 2. The procedures and techniques used to excavate the test pits, collect samples, and other
field techniques are described in detail in the following paragraphs. Unless otherwise noted, all soil
sampling and classification procedures were performed in general accordance with applicable
ASTM standards. “General accordance” means that certain local and common drilling and
descriptive practices may have been followed.

A2,0 TESTPITS

A2.1 Excavation and Sampling

The test pits were excavated using a track-mounted excavator, equipped with a 42-inch
toothed-bucket, provided and operated by Mahaffey Industries Inc. of Kennewick, Washington,
and were advanced to depths up to approximately 19 feet bgs. The test pits were observed by a
member of the PBS geotechnical engineering staff who located the general areas for
exploration and maintained a detailed log of the subsurface conditions and materials
encountered during the course of the work. Representative disturbed samples were taken at
selected depths in the test pits for classification and for physical testing in the PBS laboratory.
The disturbed samples were sealed in plastic bags.

A2.2 TestPitLogs

Test pit logs describe the subsurface conditions and types of materials encountered in the test
pits and the depths where the materials or conditions changed, although the changes may be
gradual. Each test pit log shows the depths of the samples obtained.

A3.0 MATERIAL DESCRIPTION

Initially, soil samples were classified visually in the field. Consistency, color, relative moisture,
degree of plasticity, and other distinguishing characteristics of the soil samples were noted.
Afterward, the samples were reexamined in the PBS laboratory, various standard classification
tests were conducted, and the field classifications were modified where necessary. The terminology
used in the soil classifications and other modifiers are defined in the attached Table A-1,
Terminology Used to Describe Soil and Rock.

March 24, 2017

Engineering + Project No. HDJ4234.000
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Table A-1
: Terminology Used to Describe Soil
lof2

Soil Descriptions

Soils exist in mixtures with varying proportions of components. The predominant soil, i.e., greater than 50 percent based on
total dry weight, is the primary soil type and is capitalized in our log descriptions (SAND, GRAVEL, SILT, or CLAY). Smaller
percentages of other constituents in the soil mixture are indicated by use of modifier words in general accordance with the
ASTM D2488-06 Visual-Manual Procedure. “General Accordance” means that certain local and common descriptive practices
may have been followed. In accordance with ASTM D2488-06, group symbols (such as GP or CH) are applied on the portion of
soil passing the 3-inch (75Smm) sieve based on visual examination. The following describes the use of soil names and modifying
terms used to describe fine- and coarse-grained soils.

Fine-Grained Soils (50% or greater fines passing 0.075 mm, No. 200 sieve)

The primary soil type, i.e, SILT or CLAY is designated through visual-manual procedures to evaluate soil toughness, dilatency,
dry strength, and plasticity. The following outlines the terminology used to describe fine-grained soils, and varies from ASTM
D2488 terminology in the use of some common terms.

Primary soil NAME, Symbols, and Adjectives Ir;tss::'::t)i,on :: :set)l(czg)
SILT (ML & MH)  CLAY (CL & CH) ORGANIC SOIL (OL & OH)
SILT Organic SILT Non-plastic 0-3
SILT Orgahié SILT Low plasticity 4-10
SILT/Elastic SILT ~ Lean CLAY Organic SILT/ Organic CLAY Medium Plasticity 10-20
Elastic SILT Lean/Fat CLAY Organic CLAY High Plasticity 20-40
Elastic SILT Fat CLAY Organic CLAY Very Plastic >40

Modifying terms describing secondary constituents, estimated to 5 percent increments, are applied as follows:

Description % Composition
With Sand % Sand > % Gravel

= S tadcvie Q/ 0, .
With Gravel % Sand < % Gravel 1_5 Sl Rispioe
Sandy % Sand 2% Gravel .
Gravelly % Sand < % Gravel £30% to 50% plus No. 200

Borderline Symbols, for example CH/MH, are used when soils are not distinctly in one category or when variable soil
units contain more than one soil type. Dual Symbols, for example CL-ML, are used when two symbols are required in
accordance with ASTM D2488.

Soil Consistency terms are applied to fine-grained, plastic soils (i.e., PI > 7). Descriptive terms are based on direct
measure or correlation to the Standard Penetration Test N-value as determined by ASTM D1586-84, as follows. SILT soils
with low to non-plastic behavior (i.e., PI < 7) may be classified using relative density.

Consistency SPT N-value Unconfined Compressive Strength
Term tsf kPa

Very soft _ Lessthan2 Lessthan0.25 ~ Less than 24
Soft - 2-4 0.25 - 05 24-48

Medium stiff 5-8 05 -10 48 -96

stiff 9-15 _10-20 96 - 192

Very stiff 16-30 20-40  192-383

Hard Over 30 _Over 4.0 Over 383




Table A-1
Terminology Used to Describe Soil

20f 2

Soil Descriptions

Coarse - Grained Soils (less than 50% fines)

Coarse-grained soil descriptions, i.e, SAND or GRAVEL, are based on the portion of materials passing a 3-inch (75mm) sieve.
Coarse-grained soil group symbols are applied in accordance with ASTM D2488-06 based on the degree of grading, or
distribution of grain sizes of the soil. For example, well-graded sand containing a wide range of grain sizes is designated SW;
poorly graded gravel, GP, contains high percentages of only certain grain sizes. Terms applied to grain sizes follow.

Material NAME Particle Diameter

Inches Millimeters
SAND (SW or SP) 0.003 -0.19 0075-438
GRAVEL (GW or GP) 019-3 48-75
Additional Constituents:
Cobble 3-12 75-300
Boulder 12-120 300 - 3050

The primary soil type is capitalized, and the fines content in the soil are described as indicated by the following examples.
Percentages are based on estimating amounts of fines, sand, and gravel to the nearest 5 percent. Other soil mixtures will
have similar descriptive names.

Example: Coarse-Grained Soil Descriptions with Fines

>5% to < 15% fines (Dual Symbols) =15% to < 50% fines
Well graded GRAVEL with silt: GW-GM Silty GRAVEL: GM
Poorly graded SAND with clay: SP-SC Silty SAND: SM

Additional descriptive terminology applied to coarse-grained soils follow.

Example: Coarse-Grained Soil Descriptions with Other Coarse-Grained Constituents

Coarse-Grained Soil Containing Secondary Constituents

With sand or with gravel 2 15% sand or gravel
With cobbles; with boulders Any amount of cobbles or boulders.

Cobble and boulder deposits may include a description of the matrix soils, as defined above.

Relative Density terms are applied to granular, non-plastic soils based on direct measure or correlation to the Standard
Penetration Test N-value as determined by ASTM D1586-84.

Relative Density Term SPT N-value
Very loose 0-4

Loose ~ 5-10
Medium dense 11-30
Dense 31-50

Very dense > 50




A q:} Table A-2
N Key To Test Pit and Boring Log Symbols
= PBS ; gLog Sy

SAMPLING DESCRIPTIONS

‘o L “ I
) 3 o o
& ] 35 S )
s § ISR S @ S
1 .DO Q ~ &3
LS 2 2N o S $ > o & 5
< o 5 e § o £ S .0 & .0
] £ 3 S0 s £ B S5 & 5
& & o T A g2 S0 © £ e g L < 2
v ¢ ,%0 o % *S () ~$ [e)) = ~ -~ [
d IR0 §FI FL § & N N g5 L 5
s 8o Ko 5 L & S s gy I§
A RS T (%) U S & e S
QIS LS S 2 Ay Y -~ o & & £ S
£55 £65 S8 S5 F 5 L& &5 &3
§52 < K/E {KAI 6 & g g T4

LOG GRAPHICS

Soil and Rock Sampling Symbols Instrumentation Detail
( s::. Lithology Boundary: =7 K]~ Ground Surface
PR RS separates distinct units o

§_ ~:':‘: / (i.:, Fill, Alluvium, Sample e

e Bedrock) at Recovery Sample 1 WellSeal
{‘,< approximate depths Interval Well Pipe

% inciated < Piezometer
o _ Soil-type or Material-type

'g -~ ~ Change Boundary: separates soil S:n_; ler Well Screen

-] and mgterial cha‘nges. within the T P ~ Piezometer
| — same lithographic unit at ype
approximate depth indicated Bottom of Hole

Geotechnical Testing Acronym Explanations

PP Pocket Penetrometer HYD Hydrometer Gradation
TOR Torvane SIEV Sieve Gradation

DCP Dynamic Cone Penetrometer DS Direct Shear

ATT Atterberg Limits DD Dry Density

PL Plasticity Limit CBR California Bearing Ratio
LL Liquid Limit RES Resilient Modulus

PI Plasticity Index VS Vane Shear

P200 Percent Passing US Standard No. 200 Sieve bgs Below ground surface
oC Organic Content MSL Mean Sea Level

CON Consolidation HCL Hydrochloric Acid

uc Unconfined Compressive Strength

Details of soil and rock classification systems are available on request. Rev. 02/2017



TEST PIT LOG - 1 PER PAGE HDJ4234.000 TP1-8 030317.GPJ PBS DATATMPL GEO.GDT PRINT DATE: 3/8/17 RPG

WESTCLIFFE HEIGHTS TEST PIT TP-1
N ! RICHLAND, WASHINGTON
»T,
& - ) . : APPROX. TEST PIT TP-1 LOCATION:
. (See Site Plan)
SN HDJ4234.000
Lat: 46.22193 Long: -119.29499
E o < DYNAMIC CONE
O 0] E = PENETROMETER
DEPTH | MATERIAL DESCRIPTION ’:E Z w ® STATIC COMMENTS
FeeTr |20 a |~ |4 g PENETROMETER
é - Lines representing the interface between soil/rock units of g & % < @ MOISTURE
° i e F |30 Teowenrx | Sutace Condtons: Gras
0.0 . Light olive brown sandy SILT (ML); 09
1/{+1 non-plastic; fine sand; dry
2.0 '.'.-—.—————.———"—‘—'————.— —————— [— 2.0
°]}1° Light gray silty GRAVEL (GM) with sand:
5 non-plastic; fine sand; fine to coarse, ir 2.5
{|11} subrounded to subangular gravel; ik
||| | carbonate cementation;dry _ J
TL | Light olive brown sandy SILT (ML) with i
40— 11} gravel, non-plastic; fine sand, fine to =
14| coarse, subrounded to subangular gravel;
i dry 5
‘A‘ _______________________ - 5‘5
Dark gray poorly graded SAND (SP); fine
_tomedumsand;dry i
Light olive brown gravelly SILT (ML} with s
sand, cobbles, and boulders; non-plastic;
+|?[1 fine sand; fine to coarse, subrounded to i
4 N1 subangular gravel; dry -
0
8.0 1, £ —
J4 47 |
P b | D)
..u () =
_.;’ D -
10.0 — [q —
14 847 s
P b | (O]
_° C} =
1907 s
P b | [D]
— - 12, ) .
120 Final depth 12.0 feet bgs; test pit backfilled 0 Infiltration testing at 12 feet bgs
. with excavated material to existing ground B
| surface. Groundwater not encountered at B
time of exploration.
14.0 =
16.0 — =
18.0 — =
20.0 0 50 100
LOGGED BY: A. Swenson EXCAVATED BY: Mahaffey Enterprises, Inc. FIGURE A1

COMPLETED: 8/10/16 EXCAVATION METHOD: Komatsu 400 LC with 42" Bucket Page 1 of 1




TEST PITLOG - 1 PER PAGE _HDJ4234.000 TP1-8 030317.GPJ PBS DATATMPL_GEQ.GDT _PRINT DATE: 3/8/17:RPG

WESTCLIFFE HEIGHTS
TEST PIT TP-2
RICHLAND, WASHINGTON
APPROX. TEST PIT TP-2 LOCATION:
PBS PROJECT NUMBER: (See Site Plan)
HDJ4234.000
Lat: 46.21884 Long: -119.29145
E fa) < DYNAMIC CONE
%) o E = PENETROMETER
DEPTH |E© MATERIAL DESCRIPTION El 2 Y | mstanc COMMENTS
et |20 a | F | 4o PENETROMETER
é = Lines representing the interface between soil/rock units of lé' & o ?( @ MOISTURE
4] differing description are approximate only, inferred where = E (] CONTENT % Surface Conditions: Grass
between samples, and may indicate gradual transition. o 0 50 100
®97ITT]| Light olive brown sandy SILT (ML); 00
11411 non-plastic; fine sand; dry -
2.0 - -
4.0 — —
6.0 — —
8.0 —~
10.0 — —
i - [P200|NA - P200 = 70%
] R °
12.0 — —
1 becomes light gray-brown with carbonate |
KRS cementation -
14.0 —f| [ -
A 15.0
Dark gray very weak to medium weak (R1
1 to R3) BASALT; fractured -
16.0 — —
5 5 17.0
Final depth 17.0 feet bgs; test pit backfilled
. with excavated material to existing ground 5
18.0 — surface. Groundwater not encountered at |
’ time of exploration.
20.0 0 50 100

LOGGED BY: A. Swenson
COMPLETED: 8/10/16

EXCAVATED BY: Mahaffey Enterprises, Inc.

FIGURE A2

EXCAVATION METHOD: Komatsu 400 LC with 42" Bucket Page 1 of 1




WESTCLIFFE HEIGHTS
TEST PIT TP-3
RICHLAND, WASHINGTON
- APPROX. TEST PIT TP-3 LOCATION:
PBS PROJECT NUMBER: (See Site Plan)
HDJ4234.000
Lat: 46.21954 Long: -119.29194
E a 4 DYNAMIC CONE
o) 10} t = PENETROMETER
DEPTH [T o MATERIAL DESCRIPTION El z Y | m sTatic COMMENTS
FEET %O o | = |4 % PENETROMETER
é - Lines representing the interface between soil/rock units of 16' m oz @ MOISTURE
o differing description are approximate only, inferred where [ 5 %] CONTENT % Surface Conditions: Grass
between samples, and may indicate gradual transition. ] 50 100 :
0.0 . -
1H{| Light olive brown sandy SILT (ML); o
114{ non-plastic; fine sand; dry
20 | [} L
40 ) [ —  |P200 m - P200 = 71%
- i “r i @
—0\3 ——————————————————————— - 50
4 Dark gray poorly graded GRAVEL (GP),
§q>wawmwdmmmwb%wxmmmme i
60 |7 Staining;dry ) U3y
Light olive brown sandy SILT (ML);
] non-plastic; fine sand; dry
8.0 B Infiltration testing at 8 feet bgs
10.0 =
12.0 =
i becomes light gray-brown with carbonate
14.0 cementation i
16.0 —
T : : 17. . )
Final depth 17.0 feet bgs; test pit backfilled 9 Infittration testing at 17 feet bgs
. with excavated material to existing ground [
18.0 surface. Groundwater not encountered at
) time of exploration.
200 0 50 100

TEST PIT LOG - 1 PER PAGE _HDJ4234.000_TP1-8_030317.GPJ PBS DATATMPL_GEO.GDT PRINT DATE: 3/8/17.RPG

LOGGED BY: A. Swenson
COMPLETED: 8/10/16

EXCAVATED BY: Mahaffey Enterprises, Inc.

FIGURE A3

EXCAVATION METHOD: Komatsu 400 LC with 42" Bucket Page 1 of 1




TEST PIT LOG - 1 PER PAGE HDJ4234.000_TP1-8 030317.GPJ PBS_DATATMPL GEO.GDT PRINT DATE: 3/8/17.RPG

WESTCLIFFE HEIGHTS
TEST PIT TP-4
RICHLAND, WASHINGTON
APPROX. TEST PIT TP-4 LOCATION:
PBS PROJECT NUMBER: (See Site Plan)
HDJ4234.000
Lat: 46.21995 Long:-119.29119
E o < DYNAMIC CONE
) 3] t = PENETROMETER
DEPTH | @ MATERIAL DESCRIPTION £l z W | msTaTic COMMENTS
FEET |%© a | B [Y4E PENETROMETER
é = Lines representing the interface between soil/rock units of g a2z E ® MOISTURE
(0] differing description are approximate only, inferred where = 5 (%] CONTENT % Surface Conditions: Grass
between samples, and may indicate gradual transition. %] 0 50 100 )
0 Light olive brown sandy SILT (ML); 0o
1 non-plastic; fine sand; dry B
2.0 20
Moderately weathered very weak to
. medium weak (R1 to R3) BASALT,; -
| fractured; carbonate stained; dry B
4.0 — —
i becomes slightly weathered i
6.0 - ; 6.0
Final depth 6.0 feet bgs due to refusal in
N basalt; test pit backfilled with excavated -
| material to existing ground surface. B
Groundwater not encountered at time of
7 exploration. -
8.0 |
10.0 — —
12.0 — —
14.0 — —
16.0 — —
18.0 — —
200 0 50 100

LOGGED BY: A. Swenson

COMPLETED: 8/10/16

EXCAVATED BY: Mahaffey Enterprises, Inc.
EXCAVATION METHOD: Komatsu 400 LC with 42" Bucket Page 1 of 1

FIGURE A4




TEST PIT LOG - 1 PER PAGE_HDJ4234.000 TP1-8 030317.GPJ PBS_DATATMPL_GEO.GDT _PRINT DATE: 3/8/17 RPG

——

WESTCLIFFE HEIGHTS
TEST PIT TP-5
) — RICHLAND, WASHINGTON
“ BBS PROJECT NUMBER APPROX. TEST PIT TP-5 LOCATION:
: See Site Plan)
RN HDJ4234.000 (
' Lat: 46.22100 Long: -119.29128
E o < DYNAMIC CONE
[3) 10} E = PENETROMETER
DEPTH IT 0 MATERIAL DESCRIPTION El z Y [ mstamc COMMENTS
FeeT 1%0 a |l F |4 g PENETROMETER
é = Lines representing the Interface between sail/rock units of g & % < @ MOISTURE
° It descrpion v agpe o e farec wtar F|F® | Tcowenr | suiece Condiions: Grass
0.0 - -
Olive brown sandy SILT (ML) with gravel; oo
. non-plastic; fine sand; coarse, subangular B
i to angular gravel; dry N
2.0 —
e ———— e — —— — — — — — - 30
Dark gray with orange mottles very weak
(R1) BASALT,; carbonate stained; mostly -
4.0 — decomposed =
6.0 — —
8.0 - —
10.0 — |
12,0 —
14.0 - —
6.0 o e e — o — — — — ] —16.0
! Yellow-brown Fat CLAY (CH); medium M ;,7,
plasticity; severely weathered rock; moist -
18.0 |
n n 1.0
Final depth 19.0 feet bgs; test pit backfilled
with excavated material to existing round B
20.0 surface. Groundwater not encountered at =
time of exploration.
0 50 100

LOGGED BY: A. Swenson
COMPLETED: 8/10/16

EXCAVATED BY: Mahaffey Enterprises, Inc.
EXCAVATION METHOD: Komatsu 400 LC with 42" Bucket

FIGURE A5

Page 1 of 1




TEST PIT LOG - 1 PER PAGE _HDJ4234.000 TP1-8_030317.GPJ PBS DATATMPL_GEQ.GDT _PRINT DATE: 3/8/17:RPG

WESTCLIFFE HEIGHTS
TEST PIT TP-6
== RICHLAND, WASHINGTON
p;, i
’_ N oy T e, APPROX. TEST PIT TP-6 LOCATION:
o (See Site Plan)
"N\ HDJ4234.000
Lat: 46.22069 Long: -119.29153
E o < DYNAMIC CONE
O 0] t = PENETROMETER
DEPTH |Z o MATERIAL DESCRIPTION El z Y | m stamic COMMENTS
FeeT |%O a | F |4a PENETROMETER
é =l Lines representing the interface between soilirock units of g ﬂ a 5 @ MOISTURE
o differing description are approximate only, inferred where = E ) CONTENT % Surface Canditions: Grass
between samples, and may indicate gradual transition. %] 50 100
b J Light olive brown silty GRAVEL (GM) with 0
~>° 1) sand and cobbles; non-plastic; fine sand; -
219 fine t brounded to subangul
{Hq fine to coarse, subrounded to subangular |
‘:,BE gravel; dry
PATd  becomes light brown-gray; carbonate i
2040y stained =
JolCd 5
_>C D -
i :855 becomes light olive brown
- 0 -
Ao
4.0 —, E q —
19T 5
->C D -
P :&5 becomes brown with fine to medium sand
-3 o =~
6.0 a0 6.0
’ Dark gray slightly weathered very weak to ’
. medium weak (R1 to R3) BASALT; -
| fractured; carbonate stained; dry |
8.0 —
10:0 Final depth 10.0 feet bgs due to refusal in 100 Infiltration testing at 10 feet bgs
1 basalt; test pit backfilled with excavated B
] material to existing ground surface. |
Groundwater not encountered at time of
. exploration. -
12.0 — —
14.0 — —
16.0 — —
18.0 — —
20.0 0 50 100
LOGGED BY: A. Swenson EXCAVATED BY: Mahaffey Enterprises, Inc. FIGURE A6

COMPLETED: 8/10/16 EXCAVATION METHOD: Komatsu 400 LC with 42" Bucket Page 1 of 1




TEST PiT LOG - 1 PER PAGE _HDJA4234.000_TP1-8 030317.GPJ PBS DATATMPL GEO.GDT _PRINT DATE: 3/8/17.RPG

WESTCLIFFE HEIGHTS
TEST PIT TP-7
RICHLAND, WASHINGTON
. APPROX. TEST PIT TP-7 LOCATION:
PBS PES}EZ%I ’(\)l(l)JOMBER: (See Site Plan)
] Lat: 46.21931 Long: -119.20022
E o 4 DYNAMIC CONE
Q o |z PENETROMETER
DEPTH [T @ MATERIAL DESCRIPTION Il z mg @ STATIC COMMENTS
/N = PENETROMETER
FEET § 9 Lines representing the interface between soil/rock units of "6" & i E @ MOISTURE
(U] differing description are approximate only, inferred where [ E (73] CONTENT % Surface Condltions: Grass
between samples, and may indicate gradual transition, 7] 50 100 -
0.0 Light olive brown sandy SILT (ML); LU
11| non-plastic; fine sand; dry -
2.0 —
T T 3.0
Light gray-brown to dark gray slightly
. weathered very weak to medium weak (R1 -
40 — to R3) BASALT; fractured; carbonate n
) stained
6.0 — —
8.0 — —
. - - 9.0
Final depth 9.0 feet bgs due to refusal in
. basal; test pit backfilled with excavated -
10.0 — material to existing ground surface. |
' Groundwater not encountered at time of
. exploration. -
12.0 — |
14.0 — |
16.0 —
18.0 — —
20.0 0 50 100
LOGGED BY: A. Swenson EXCAVATED BY: Mahaffey Enterprises, Inc. FIGURE A7

COMPLETED: 8/10/16 EXCAVATION METHOD: Komatsu 400 LC with 42" Bucket Page 1 of 1




~{ COMPLETED: 8/10/16

WESTCLIFFE HEIGHTS
TEST PIT TP-8
RICHLAND, WASHINGTON
APPROX. TEST PIT TP-8 LOCATION:
PBS PROJECT NUMBER: (See Site Plan)
HDJ4234.000
Lat: 46.21866 Long: -119.28811
E o) < DYNAMIC CONE
o 0] t l._u PENETROMETER
DEPTH [T o MATERIAL DESCRIPTION El z Y | msvatic COMMENTS
o o | F |4 PENETROMETER
FEET o] ) w | g3
é - Lines representing the interface between soilfrock units of ‘é’ w oz @ MOISTURE
(4 differing description are approximate only, inferred where = 5 (5] CONTENT % Surface Conditions: Grass
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Laboratory Testing



Geotechnical Engineering Report Pahlisch Homes, Westcliffe Heights

Richland, Washington

APPENDIX B - LABORATORY TESTING

B1
Sa

.0 GENERAL
mples obtained during the field explorations were examined in the PBS laboratory. The physical

characteristics of the samples were noted and the field classifications were modified where
necessary. During the course of examination, representative samples were selected for further
testing. The testing program on the soil samples included standard classification tests, which
consisted of visual examination, moisture contents, and grain-size analyses. The classification tests
yield certain index properties of the soils important to an evaluation of soil behavior. The testing
procedures are described in the following paragraphs. Unless otherwise noted, all soil testing and
classification procedures followed applicable ASTM standards.

B2.0 CLASSIFICATION TESTS

B2.1 Visual Classification

The soils were classified in accordance with the Unified Soil Classification System with certain
other terminology, such as the relative density or consistency of the soil deposits, in general
accordance with engineering practice. In determining the soil type (that is, gravel, sand, silt, or
clay), the term which best described the major portion of the sample was used. Modifying
terminology to further describe the samples is defined in Terminology Used to Describe Soil and
Rock in Appendix A.

B2.2 Moisture (Water) Contents

Natural moisture content determinations were made on samples of the fine-grained soils (that is,
silts, clays, and silty sands). The natural moisture content is defined as the ratio of the weight of
water to dry weight of soil, expressed as a percentage. The results of the moisture content
determinations are presented on the test pits logs in Appendix A.

B2.3 Grain-Size Analyses

Wash analyses (P200s) were completed on samples to determine the portion of soil samples
passing the No. 200 Sieve (i.e., silt and clay). The results of the P200 testing are presented on
the test pit logs in Appendix A.

March 24, 2017
Project No. HDJ4234.000
B-1
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610 SW Alder Street, Suite 700, Portland, OR 97205 ~ 503.228.5230 I 503.273.8169

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

FILENAME: H:\PROJFILE\19707 - BAUDER-RICHLAND MASTER PLAN\REPORTIDRAFT\19707 2ND DRAFT REPORT FOR CLIENT
REVIEW.DOCX



Queensgate Extension Alternative Alignment Review Project #: 19707
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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

Kittelson & Associates, Inc. Portland, Oregon
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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.

Kittelson & Associates, Inc. Portland, Oregon
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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:

= |eslie Road/Rachel Road
= S Bermuda Road/E Reata Road
= |eslie 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 1-82. 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.

Kittelson & Associates, Inc. Portland, Oregon
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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.

Kittelson & Associates, Inc. Portland, Oregon
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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,
9" 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

Weekday AM Peak Hour Weekday PM Peak Hour
ITE Total Daily| —_
Land Use Category Code Size (Units) Trips Total Trips In Out Total Trips

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 roadways".

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

! 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.

Kittelson & Associates, Inc. Portland, Oregon
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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 150" home at the Bauder site.

Kittelson & Associates, Inc. Portland, Oregon
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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 Plan’, 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:

e 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.

e 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.

e 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).

> 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)

Kittelson & Associates, Inc. Portland, Oregon
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Queensgate Extension Alternative Alignment Review Project #: 19707
May 4, 2016 Page: 19

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

Kittelson & Associates, Inc. Portland, Oregon



Queensgate Extension Alternative Alignment Review
May 4, 2016

Project #: 19707
Page: 20

Reata Road at S Bermuda Road in conjunction with occupancy of the 150" 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

REFERENCES

1. Institute of Transportation Engineers. Trip Generation Manual, 9" Edition. 2012.
2. City of Richland. Richland Transportation Plan. 2005.

3. Washington State Department of Transportation. WSDOT Design Manual. November 2015.

ATTACHMENTS

Appendix 1: Intersection Traffic Counts
Appendix 2: 2020 Intersection Analysis Worksheets

Appendix 3: 2036 Intersection Analysis Worksheets

Kittelson & Associates, Inc.

Portland, Oregon
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Chapter 22.12

Exhibit 12

DEDICATION OR PAYMENT OF FEE FOR PARK, RECREATION AND OPEN SPACE LAND

Sections:

22.12.010

22.12.020

22.12.025

22.12.030

22.12.035

22.12.037

22.12.040

22.12.045

22.12.050

22.12.060

22.12.070

22.12.080

22.12.090

Purpose.

Park impact fees.

Repealed.

Payment of fees.

Repealed.

Repealed.

Review of development applications by the parks and recreation commission.

Repealed.

Dedication of park land in lieu of payment of fees.

Repealed.

Credit for land and/or facilities.

Appeals.

Vesting.




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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