
Agenda
Hearing Examiner Meeting
Monday, December 11, 2017
City Hall Council Chamber | 505 Swift Boulevard

Hearing Examiner: Gary McLean
                        

Liaisons: Staff Liaison Development Services Manager Simon

Public Hearing – 6:00 p.m. 

Public Hearing Explanation: 

New Business – Public Hearing: 

     1. S2017-104 - An application submitted by Lee Petty for the Preliminary Plat of Columbia Park Trail 
Development to subdivide 4.1 acres into 8 single family residential lots

Adjournment 

The next Hearing Examiner Meeting is scheduled 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.



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

  
 
GENERAL INFORMATION: 
 
 
PROPOSAL NAME: Columbia Park Trail Development - Preliminary Plat  
 
LOCATION: South side of Columbia Park Trail approximately 1,725 feet 

east of Queensgate Drive 
 

APPLICANT: Lee Petty 
 
FILE NO.: S2017-104 
 
DESCRIPTION: Request to subdivide 4.1 acres into 8 single family 

residential lots  
 
PROJECT TYPE: Type III Preliminary Plat  
 
HEARING DATE: December 11, 2017 
 
REPORT BY: Shane O’Neill, Senior Planner 
 
RECOMMENDED 
ACTION:    Approval subject to completion of proposed conditions 
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Figure 1 - Vicinity Map 

 
DESCRIPTION OF PROPOSAL 
 
Lee Petty has filed a preliminary plat application (Exhibit 1) to divide approximately 
4.1 acres into 8 single family residential lots with an average lot area of 22,362 
square feet (1.95 acres), known as the plat of Columbia Park Trail Development.  All 
eight of the lots are proposed to be served by a 25-foot wide private roadway 
terminating in a cul-de-sac within lots 4-6 (see Exhibit 2).      
 
This plat site lies immediately east of a 1-acre parcel recently subdivided into four 
parcels via short plat (Exhibit 3) by Mr. Petty as well. Although excluded from this 
preliminary plat review staff finds the adjacent short plat pertinent to mention here as 
the subdivisions will communicate with each other in terms of access and municipal 
utility extensions.  
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Figure 2 – Comprehensive Plan Map 

 
COMPREHENSIVE PLAN 
 
Richland’s comprehensive 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 an 
average density of 3.5 units per acre. The plat of Columbia Park Trail Development 
proposes an overall density of 1.95 units/acre which is also the net density due to 
the plat’s use of private roads. The proposed density is within the allowable range 
provided by the low-density residential land use designation.  
 

GOALS & POLICIES 
Land Use Goal #4 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. 
 
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. 
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Policy 1 – Distribute residential uses and densities throughout the urban 
growth that 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. 

 

 
Figure 3 – Zoning Map 

 
 
ZONING 
The site is currently assigned R-1-10 (Low-Density Residential) zoning which allows 
development of residential densities up to 5.4 dwelling units per acre. Under R-1-10 
zoning the proposed residential density of 1.95 units/acre, is compliant. Both R-1-10 
& R-1-12 (Single-Family Residential) zoning districts are assigned to the sites within 
the City’s jurisdiction in the immediate vicinity.  
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Land Uses and Dimensional Standards 
The following R-1-10 standards apply to the proposed plat: 
 
Uses Permitted:  Single Family Homes (detached) 
Front yard setback:  20 feet minimum  
Side yard setback: 10 feet minimum 
Rear yard setback: 25 feet minimum 
Maximum building height: 30 feet 
 
SITE DESCRIPTION & ADJACENT LAND USES 
The subject preliminary plat site lies on the south side of Columbia Park Trail 
approximately 1,725 feet east of Queensgate Drive.  Approaching the site from the 
existing private drive on Columbia Park Trail there is an immediate gain in elevation 
which continues traveling southeast. Overall, the land within the parcel boundaries 
experiences a vertical difference of 42-feet as seen at the south property line. 
Topographical contour lines are shown on the survey included as Exhibit 2 (also see 
slope photo – Exhibit 12).  
 
Opposite to the Columbia Park Trail property frontage, the south property line of the 
parcel fronts the unimproved Jericho Road public right-of-way for a distance of 
330.94 feet. Jericho Road intersects with Queensgate Drive approximately 1,500 
feet to the west and extends approximately 620 feet to the east where it connects 
with a future road extension connecting a nearby plat to the south with Columbia 
Park Trail.  The neighboring parcel to the east contains a single-family home within 
Benton County’s jurisdiction, whose access relies on a 1,000-foot gravel drive which 
extends from the plat’s proposed point of access on Columbia Park Trail to the 
home. The plat survey (Exhibit 2) shows said driveway to be entirely within Columbia 
Park Trail right-of-way.  Details relating to the preservation of the home’s access is 
further addressed in the Transportation section of this report and in TAC condition 
#22 (Exhibit 9).  
 
A geotechnical report (Exhibit 10) prepared by GN Northern Inc. and submitted with 
the application reveals details regarding the underlying geology. The report indicates 
shallow basalt bedrock at approximately five feet below the surface. Pages 6 – 8 of 
the report detail recommended constraints and mitigation measures for developing 
the site with single family homes. In general, due to the shallow depth of stable 
bedrock the site is suitable for lightly-loaded structures but that same condition 
poses difficulties for managing stormwater generated on-site as infiltration is viewed 
as infeasible.   
 
Vegetation on-site is comprised of typical shrub steppe plant species including Big 
Sagebrush (Artemisia tridentata) together with some commonly associated non-
woody herbaceous plants. One notable component of the site is the presence of 
medium to large basalt boulders protruding above the soil surface.  Site photos 
taken by City staff are included in this report as Exhibit 12. 
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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 (Title 24 Plats 
and Subdivisions); 
 

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.  
 
PUBLIC NOTICE 
Application Date:      November 21, 2017 
Notice of Hearing Mailed:           November 27, 2017 
Notice of Hearing Posted:             November 22, 2017 
Notice of Hearing Published:  November 25, 2017 
Public Hearing:      December 11, 2017 
 
A combined notice of application, public hearing and SEPA determination was 
provided by mailing notices to property owners within 300 feet.  Public hearing 
notices were distributed through posting of the property, mailing of notice to property 
owners within 300 feet of the site and publication in the Tri-City Herald newspaper. 
Copies of the notices and affidavits are included in Exhibit 4.   
 
UTILITY AVAILABILITY 
Utilities will serve the plat by way of extension from within Columbia Park Trail right-
of-way and potentially from Sundance Estates to the south by way of Jericho Road 
and private easement into the proposed Heather Court on the adjacent parcel to the 
west. A uniform access and utility easement up to 85-feet in width will create the 
mechanism to allow placement of the utilities together with the road. Sewer and 
water lines are shown to be located under the road surface, while electrical power 
will be extended beside the roads.    
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Site specific development conditions contained in the attached TAC report (Exhibit 9) 
address extension of off-site utilities to the site and construction private on-site 
utilities. 
 
TRANSPORTATION 
Access into the plat will be achieved by connecting a private drive to Columbia Park 
Trail, a minor arterial roadway, in the northwest corner of the adjacent parcel to the 
west where there is currently a gravel access point serving two existing homes.  The 
plat survey (Exhibit 2) indicates a gravel drive serving the home to the east (253 
Columbia Park Trail) lies outside of the north boundary of the plat and within 
Columbia Park Trail public right-of-way. Road construction plans (Exhibit 11) show 
the existing gravel drive lying north of access improvements proposed with the plat; 
thereby allowing continued use of the gravel access drive by the resident.   
 
This private access issue is addressed in TAC report condition #22; it reads: 

There is an existing driveway serving the home to the east of this 
preliminary plat that currently lies in front of this property within the 
Columbia Park Trail Right-of-Way.  This driveway’s legal standing is 
in question and must be resolved before this project receives final 
approval.  One potential solution is to provide access for this property 
to Heather Court or Rieve Court. The existing driveway shall not be 
removed until an acceptable course of action, as determined by the 
City, has been determined.  
 

In other words, access to 253 Columbia Park Trail will not be allowed to be 
obstructed as a direct result of plat development.  
 
Private access to the western home (141 Columbia Park Trail) lies outside of the 
boundaries of the proposed plat and will not be affected by plat construction.  
 
Roadway construction drawings (Exhibit 11) submitted to the City show a 35-foot-
wide paved road surface connecting to Columbia Park Trail; narrowing to 25-feet 
after the first bend which continues to the subject plat site and finally terminates in 
the form of a cul-de-sac. Each of the 8-lots will have direct access to the proposed 
Rieve Court and the off-site access point at Columbia Park Trail serving the adjacent 
4-lots is proposed to be named Heather Court.  
 
This project site lies within the boundary of the South Richland Collector Street 
Financing Plan (RMC 12.03).  As such, each building permit within the property shall 
therefore be subject to the fees administered by the finance plan for any permit 
submitted for approval. 
 
Columbia Park Trail road improvements including curb & gutter and sidewalk, 
additional paving, provisions for storm drainage and also street lighting per City 
standards are required as stated in TAC report conditions #23-25. 
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SEPA 
Included in this pre-plat application submittal was a SEPA checklist addressing 
potential impacts of site development (Exhibit 5). On November 21, 2017 staff issued 
a Determination of Non-Significance (DNS) (Exhibit 6). The comment period for the 
DNS expired on December 6, 2017. No comments were submitted to the city in 
response to the DNS (EA2017-18).   
 
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 and Energy 
Services Departments have been incorporated into the TAC Report (Exhibit 9). At 
the time this report was written city staff received a written response from the State 
Department of Ecology (Exhibit 7) relating to stormwater NPDES permitting. This 
comment letter from Ecology is the only agency comment received.  Benton County 
Planning and Roads Department officials were directly notified of the project. As a 
result there was some general correspondence resulting in no comments or 
requirements by the County.  
 
PUBLIC COMMENTS 
Owners of all properties within 300-feet of the plat site were directly notified of the 
project by way of USPS mailing. A comment letter dated December 1st (Exhibit 8) 
was received from Mr. Jeff Smart, the owner of 253 Columbia Park Trail,  expressing 
concern over the preservation and continued use of the gravel drive that he currently 
uses as the sole access route to the home.  
 
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 9).  
 
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. Staff has reviewed 
the plat survey provided against the provisions of RMC 24.12.010 thru 
24.12.040 and finds the plat to be compliant. In this case the applicant 
submitted right-of-way construction drawings (Exhibit 11) in advance of the plat. 
This provided staff the opportunity to conduct a preliminary review of the 
proposed roadway construction plans which contain the required components 
such as utility extensions, easements, roadways, etc. A formal review of these 
plans has not been completed by Public Works but the plans gave Planning 
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staff the opportunity to review the plans which appear approximately compliant 
with general platting, utilities and access development requirements. Those 
plans included as Exhibit 11 are not the final approved draft and remain subject 
to change.  

 
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; 

Private roadways serving the plat will be designed to City right-of-way 
construction standards. Municipal utility extensions (sewer, water and electrical 
power) are planned to serve the plat within a private access and utility 
easement. In cases such as this, the municipal utilities will remain under city 
ownership and maintenance responsibility but the road surface maintenance 
will be the responsibility of the homeowners served by the road.  Currently 
Columbia Park Trail right-of-way is not developed with sidewalks. Installing 
sidewalks adjacent to the plat site would provide an isolated section of sidewalk 
not contributing to pedestrian transportation needs in any practical manner. 
Building permits for homes within the plat will be subject to payment of park 
fees to contribute to development of open spaces and parks in the vicinity.  
 
Columbia Park Trail is part of the Benton-Franklin Transit bus route #110 which 
extends from Van Giesen Street in West Richland to Deschutes Avenue in 
Kennewick.  
  
Additionally, the following points address criteria B: 
 The Keene Road Trail is a linear park containing a pedestrian trail along 

Keene Road. This park is located approximately 0.56 miles west of the 
proposed plat.  

 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.  

 The site is t located along an existing bus route. The Ben Franklin Transit 
Authority provides bus service to the community presently provides service 
along Columbia Park Trail as part of bus route #110.  

 The plat would be served by City domestic water and sewer lines currently 
existing within Columbia Park Trail. Water and sewer lines have capacity to 
provide for the proposed project.  

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

 In accordance with City development standards, storm water drainage must 
be retained and managed on-site. Site drainage will rely on storm water 
drainage facilities designed and constructed for the plat.  
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 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, in terms of 
the proposed density of the plat. Because the plat proposes no dedications the 
city will experience relief from routine maintenance costs supported by the city 
and taxpayers. Provision of several new housing units will contribute to meeting 
the currently high housing demand and will assist in fulfilling goals of the 
Growth Management Act (GMA) by furthering residential infill within the existing 
urban growth boundary. Adopted by the State Legislature in 1990 the GMA 
strongly encourages urban infill before expanding growth boundaries to limit 
urban sprawl which is viewed as a negative impact. Promoting urban 
development consistent the goals of the GMA is an action generally viewed by 
planning professionals as furthering public interest.  

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

states: 

19.60.095 Required findings.  
No development application for a Type II or Type III permit shall be approved 
by the city of Richland unless the decision to approve the permit application is 
supported by the following findings and conclusions: 
 
A. The development application is consistent with the adopted comprehensive 
plan and meets the requirements and intent of the Richland Municipal Code. 
The proposed plat is consistent with the intent of city Zoning (R-1-10) and the 
low-density residential land use designation assigned to the site in the city’s 
Comprehensive Plan. 
  
B. Impacts of the development have been appropriately identified and mitigated 
under Chapter 22.09 RMC. 
Impact fees for traffic and parks infrastructure improvements will be charged to 
the development at the building permit stage in the development process. 19. 
The “Columbia Park Trail Development” 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). 

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 
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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. 
 
Planning staff views the proposal a beneficial to the public at large based on its 
consistency with the Comprehensive Plan and City Zoning. Appropriate 
infrastructure meeting city standards is planned and will be required by the city 
to ensure the development will not be a detriment to public health, safety and 
welfare.  
 
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 Columbia Park Trail Development 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. Because the project lies 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. Since this property is included within the Financing Plan, it is 
exempt from the SEPA-related traffic study requirement (TIA). The project 
would add 8 new residential lots that would be accessed from newly 
constructed private access roadways leading from Columbia Park Trail into the 
subdivision including the adjacent 4-lot short plat. 
 
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. 
 
Development conditions contained in the TAC Report (Exhibit 9) are intended 
to mitigate potential impacts of the development. No unique mitigation 
measures are being imposed as a direct result of the SEPA review and 
determination process. 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. 
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On the matter of required improvements to Jericho Road conditioned upon the plat, 
TAC condition #26 reads: 

At the time of plat development the developer shall construct 
half of a rural section roadway within the Jericho Road right-of-
way from the west boundary of this property to the existing street 
that lies approximately 970-feet to the east. These 
improvements shall consist of an approved road design, grading 
of the Jericho Road subgrade, 17-feet of strip paving and an 
accompanying ditch section.  The other half of Jericho shall be 
constructed by other property owners at the time of their 
property improvement.  This project will not be required to install 
frontage improvements along Jericho, per RMC Chapter 
12.010.10. 

 
This requirement implies the need to construct 640-feet of off-site rural road 
improvement east of the plat site. The Public Works Department provided reasoning 
to the effect that full frontage improvements (curb, gutters, sidewalks, street lights, 
etc.) will be waived in exchange for a potentially more equitable transference of 
value by achieving a paved connection between the subject plat site and the section 
of roadway connecting Columbia Park Trail to the 45-lot plat of Sundance Estates to 
the south. At the time this report was written the Planning Department had not 
received cost break-downs comparing the expense of installing a 330-foot section of 
road with full frontage improvements against the cost of installing 970 feet of road 
built to rural standard. It is expected that these cost comparisons will be available at 
the time of the public hearing where they will be entered into the record as an exhibit 
for use by the Hearing Examiner in developing his written recommendation.    

 
FINDINGS AND CONCLUSIONS 
Staff has completed its review the preliminary plat application for Columbia Park 
Trail Development preliminary plat (S2017-104) and recommends approval of the 
request subject to conformance with the conditions of approval included in the 
attached Technical Advisory Committee Report (Exhibit 9) based on the following 
findings: 
 
Findings of Fact: 

1. The plat conforms to the low-density residential land use designation assigned 
to the site by the Comprehensive Plan in that said land use allows for 
residential development of 0-5 dwelling units per acre and the plat proposes 
1.95 dwelling units per acre; 

2. The proposed preliminary plat consists of 8 lots averaging 22,362 square feet 
in area, representing a net density of 1.95 units per acre which falls below the 
maximum allowable density; 

3. Columbia Park Trail is classified as a minor arterial roadway in the City’s 
Comprehensive Plan; 
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4. The Columbia Park Trail Development 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 is 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: 

5. The site is currently zoned R-1-10 (Single-Family Residential); 
6. R-1-10 zoning imposes a minimum average lot size requirement of 10,000 

square feet. Columbia Park Trail Development proposes an 22,362 square 
foot average lots size which exceed the minimum land area requirement; 

7. All lots proposed lots exceed the 8,000 square foot minimum lot size 
requirement of the R-1-10 zone; 

8. Whether lot frontages be on existing public or proposed private roadways all 
lot frontage dimensions exceed the 70-foot minimum imposed by the R-1-10 
zone. 

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

9. 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; 

10. The proposed preliminary plat provides for improvement of the adjacent 
public roadway (Columbia Park Trail) and will be required to extend public 
domestic water, sewer, irrigation water and electrical power lines; 

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

12. Building permits for homes within the plat will be assessed parks fees to 
contribute to the development of open spaces needed in the vicinity of the 
plat as determined by the City of Richland Parks and Public Facilities 
Department; 
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13. 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. 

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: 

14. A SEPA checklist was provided with the plat application together with a geo-
technical report by GN-Northern analyzing the site’s capacity for residential 
development as required under the City's Sensitive Areas Ordinance (RMC 
22.10). Based on information included in the aforementioned documents city 
staff issued a Determination of Non-Significance on November 21, 2017. 

15. Project application and public hearing notice was distributed and advertised in 
conformance with requirements set forth in RMC 24.12.040. 

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. 
 
 
Findings of Fact: 

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

17. The proposed project would add 8 single family lots that would have direct 
access onto private roadways proposed in the plat and to Columbia Park 
Trail;  

18. According to the ITE Trip Generation Manual 9th edition, a single-family home 
is projected to generate an average of 9.5 vehicle trips per day; equating to 
approximately 76 vehicle trips per day being generated from an 8-lot plat. 

19. The Columbia Park Trail Development 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 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.  
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Overall Conclusion: 
Based on the above findings and conclusions, approval of the proposed 
preliminary plat of Columbia Park Trail Development 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 
 

1. Application 
2. Preliminary Plat Map 
3. Adjacent Short Plat Survey 
4. Public Notice & Affidavits 
5. Environmental Checklist  
6. Determination of Non-Significance 
7. Agency Comment(s) 
8. Public Comment(s) 
9. Technical Advisory Committee Report 
10. Geotechnical Engineering Report 
11. Preliminary Road Construction Plans 
12. Site Photos 
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CITY OF RICHLAND  

NOTICE OF APPLICATION, PUBLIC HEARING AND SEPA 
DETERMINATION (S2017-103 & EA2017-18) 

 
Notice is hereby given that Lee Petty on November 21, 2017, filed an application for preliminary plat 
approval to subdivide an approximately 4.1 acre site into 8 single family residential lots (Preliminary 
Plat of Columbia Park Trail Development). The proposed plat site is located on the south side of 
Columbia Park Trail approximately 1,725 feet east of Queensgate Drive. The proposed plat would have 
an average lot size of 22,362 square feet. 

The Richland Hearings Examiner, on Monday, December 11, 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. 

Notice is also given that the City of Richland has issued a Determination of Non-Significance (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.  This DNS is issued under WAC 
197-11-340(2); the lead agency will not act on this proposal until December 6, 2017 

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 Friday, December 1, 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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          File No. EA2017-18 
 

CITY OF RICHLAND 
Determination of Non-Significance 

 
 

Description of Proposal:   A preliminary plat subdividing a 4.1-acre site into 8 residential 
lots for single-family construction 

  
Proponent:  Lee Petty (Columbia Park Trail Development) 

 
Location of Proposal:  The south side of Columbia Park Trail approximately 1,725 feet east 

of Queensgate Drive. Benton County tax parcel ID #:  
1-22982020005009, generally, the southeast ¼ of the northwest ¼ of 
Section 22, Township 9 North, Range 28 East, W.M. 

 
Lead Agency:  City of Richland 

 
The lead agency for this proposal has determined that it does not have a probable 
significant adverse impact on the environment.  An environmental impact statement (EIS) 
is not required under RCW 43.21C.030(2)(c). This decision was made after review of a 
completed environmental checklist and other information on file with the lead agency. This 
information is available to the public on request.   
 
(   ) There is no comment for the DNS. 
 
( X ) This DNS is issued under WAC 197-11-340(2); the lead agency will not act on this 
proposal for fourteen days from the date of issuance, which is November 21, 2017.   Public 
comments must be submitted by December 6, 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. 
 

Responsible Official:  Shane O’Neill 
Position/Title:  Senior Planner  
Address:  P.O. Box 190, Richland, WA  99352 
Date:  November 21, 2017   
 

 
 
Signature______________________________ 
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Jeff J Smart 

253 Columbia Park Trail 

Richland, WA 99352 

12/1/2017 

Mr. O’Neill 

Senior Planner 

City of Richland 

840 Northgate Drive 

Richland WA 99352 

Dear Mr. O’Neill: 

This letter of comment is in reference to the application for preliminary plat approval for a site on Columbia 

Park Trail by Mr Lee Petty.   

I own the adjacent property at 253 Columbia Park Trail (directly East of the proposed plat) .  Although I have 

no objection to the approval of the preliminary plat nor the development itself on Mr. Petty’s land, I do take 

issue with what the City may require on the land between Mr. Petty’s property and Columbia Park Trail.  This 

strip of land has been referred to as a “vacated right of way”.   

My concern with the right of way is if the City requires something done with this property, my access to my 

property will be disturbed.    

The access to my property at 253 Columbia Park Trail has been using a driveway through the vacated right of 

way for more than 50 years.  There is no other access to my property.  If drastic changes are made to the 

vacated right of way, I will no longer be able to access my property.   

I have spoken to City staff on this issue and have not received a clear answer as to what will happen to the 

vacated right of way between Mr. Petty’s land and Columbia Park Trail aside from a possible widening of 

Columbia Park Trail with curbs, gutters and street lights.  I have also been attempting contact with Mr. Petty, 

but have not received a call or email back as of the date of this letter.   

I am sure there is a reasonable solution the City can offer so as to allow continued access to my property 

along the historic driveway and allow for improvements to Columbia Park Trail.   

I am available to talk with Staff at anytime regarding finding a solution.  I plan on attending the hearing on 

December 11.   

Sincerely,  

 

Jeff J Smart 
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(S2017-104 – Columbia Park Trail Development) 

 
RICHLAND PLANNING COMMISSION 
TECHNICAL ADVISORY COMMITTEE REPORT 
DECEMBER 11, 2017 
 
APPLICANT: LEE PETTY 
 
REQUEST:  PRELIMINARY PLAT APPROVAL TO SUBDIVIDE 4.1 ACRES INTO 8 

RESIDENTIAL LOTS, (COLUMBIA PARK TRAIL DEVELOPMENT) 
 
LOCATION:  SOUTH SIDE OF COLUMBIA PARK TRAIL APPROXIMATELY 1,725 

FEET EAST OF QUEENSGATE 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: 

- 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. 

- 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. 

 
2. 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.  
 

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

 
4. Prior to plat recording: Grading permit GR-17-02793 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.  

5. The entire access easement bearing one street name; Rieve Ct. has been approved for use 
(Heather Ct. has been disallowed). 

 
6. 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 

soneill_8
Typewritten Text
Exhibit 9



 

 - 2 - 

“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.  

 
7. 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.  
 

8. 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. 

 
9. 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. 

 
10. 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. 

 
11. 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. 

 
12. 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. 

 
13. 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’. 
 
14. All plan sheets involving construction of public infrastructure shall have the stamp of a current 

Washington State licensed professional engineer. 
 
15. 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/  
 
16. 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 
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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.  

 
17. 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: 
 
18. 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. 

B. Sanitary sewer shall be aligned on the north and west side of street centerlines. 
C. Storm sewer shall be aligned on the south and east side of street centerlines. 
D. 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. 

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

F. Water lines shall be aligned on the south and east side of street centerlines. 
G. Watermains larger than 8-inches in diameter shall be ductile iron. 
H. Watermains installed outside of the City Right of Way or in very rocky native material, shall 

be ductile iron and may need restrained joints.  
I. All watermains outside areas zoned R1 shall be ductile iron. 
J. Fire hydrant location shall be reviewed and approved by the City Fire Marshal. 
K. 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. Water valves and manholes installed on private property shall be placed so as to avoid 
parked cars whenever feasible. 

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

N. 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 City streets. 

O. The minimum centerline radius for local City streets shall be 100-feet. 
P. Any filling of low areas that may be required within the public Right of Way shall be 

compacted to City standards. 
Q. 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. 

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

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

V. All cul-de-sacs shall have a minimum radius of 45-feet to the face of curb to allow for 
adequate turning radius of fire trucks and solid waste collection vehicles. 

W. 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. 

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

Y. All intersections with public streets shall meet horizontal, vertical and intersectional design 
requirements for sight distance (A.K.A. the Vision Clearance Triangle).  

Z. 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. 

AA. 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.). 

BB. 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. 

 
19. 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. 

 
20. 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: 
A. 2-inches compacted gravel, minimum (temp. SEVA only). 
B. 2% cross-slope, maximum. 
C. 5% slope, maximum.  Any access road steeper than 5% shall be paved or be approved by the 

Fire Marshal. 
D. Be 20-feet in width. 
E. 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. 

 
21. SURVEY MONUMENT DESTRUCTION: 

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

of a monument such that the survey point is no longer visible or readily accessible) before a 
permit is obtained from the Department of Natural Resources (DNR). WAC 332-120-030(2) 
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 
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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: 
 
22. There is an existing driveway serving the home to the east of this preliminary plat that currently lies 

in front of this property within the Columbia Park Trail Right-of-Way.  This driveway’s legal standing 
is in question and must be resolved before this project receives final approval.  One potential 
solution is to provide access for this property to “Heather Court” or “Rieve Court”. The existing 
driveway shall not be removed until an acceptable course of action, as determined by the City, has 
been determined.  

 
23. This development is entirely dependent for public street access on an off-site private street 

connection to Columbia Park Trail.  No construction plans for this project will be approved prior to 
approval by the City Engineer of the design of that off-site street, including its intersection with 
Columbia Park Trail. 
 

24. The “Columbia Park Trail Development” 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). 

 
25. The Columbia Park Trail frontage shall be completed to City standards at the time that the phase 

which constructs the lots adjacent to each is developed.  Frontage improvements consist of curb & 
gutter and sidewalk, additional paving, provisions for storm drainage and also street lighting per 
City standards.  

 
26. At the time of plat development the developer shall construct half of a rural section roadway within 

the Jericho Road right-of-way from the west boundary of this property to the existing street that lies 
approximately 970-feet to the east.  These improvements shall consist of an approved road design, 
grading of the Jericho Road subgrade, 17-feet of strip paving and an accompanying ditch section.  
The other half of Jericho shall be constructed by other property owners at the time of their property 
improvement.  This project will not be required to install frontage improvements along Jericho, per 
RMC Chapter 12.010.10. 

 
27. A ten-foot public utility easement along both the Jericho Road and the Columbia Park Trail Right-

of-Ways shall be provided on the face of the final plat. 
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28. A note will be shown on the face of the final plat stating that Columbia Park Trail is classified as a  
“Minor Arterial” street.  Subsequently, no driveways accessing single family lots will be allowed 
onto Columbia Park Trail. 

 
29. 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 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. 

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

truck access & turnaround movements. 
 

31. Any private roads narrower than 34-feet shall have parking restricted on one side, and any roads 
27-feet or narrower shall have parking restricted on both sides.  Street signs indicating restricted 
parking shall be installed prior to final platting at the developers expense. 

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

continued later need to have temporary turn-arounds built at the end of them.  The radius of these 
turn-arounds shall be 45-feet minimum, and shall be constructed of 2-inches of compacted top 
course gravel for slopes less than 5%, or of 2-inches of asphalt atop 2-inches of gravel for slopes 
greater than 5%.  If the temporary turn around is not located within the final plat an easement with 
a 50-foot radius will be required. 

 
Domestic Water: 
 
33. The proposed preliminary plat is located within the Tapteal 1 water pressure zone.  The closest 

Tapteal 1 watermain is located in the Sundance Estates project to the South, or in Columbia Park 
Trail approximately 700-feet to the west.  It shall be the responsibility of the developer to extend a 
watermain to this property to serve domestic water at the time of plat construction. 

 
34. If the Tapteal 1 water main in Columbia Park Trail is not extended to this project at the time of 

construction, an 8-inch domestic water main shall be extended down to Columbia Park Trail from 
this project in anticipation of a connection with a water main extension in the future. If this project 
obtains its water service from the Tapteal 1 water main in Columbia Park Trail this project shall 
extend an 8-inch domestic water main to the boundary of this project within the Jericho Road right 
of way. 

 
35. Domestic water shall be extended to the adjoining properties adjacent to this plat. 

 
36. 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.   

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

 
Sanitary Sewer: 
 
38. The closest gravity-flow sanitary sewer available for this development is located in Columbia Park 

Trail approximately 700-feet to the west.  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.  
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39. 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.  

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

 
Storm Water: 
 
41. This project will 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. 

 
42. 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.  

 
43. 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 
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. 

 
44. All construction projects that don’t meet the exemption requirements outlined in Richland 

Municipal Code, Section 16.06 shall comply with the requirements of the Washington State 
Department of Ecology issued Eastern Washington NPDES Phase II Municipal Stormwater 
Permit. 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. 

 
45. 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. 

 
46. 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”).  

 
47. 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 
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demonstrate that the pond will drain itself within 48 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 48 hours. 

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

 
49. 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. 

 
50. 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. 

 
51. 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. 

 
Final Platting / Project Acceptance Requirements: 
 
52. 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. 

 
53. 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. 

 
54. 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.   

 
55. 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. 
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56. 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. 

 
57. The final plat shall include notes identifying all common areas including the private streets and 

tracts and acknowledging the ownership and maintenance responsibility by the homeowners 
association.  A note shall be added to the face of the final plat that states: “The private roads are 
for the use and benefit of the homeowners that abut said roads, and are to be maintained by 
said owners.  The City of Richland accepts no maintenance responsibility for said roads”.  

 
58. A note shall be added to the face of the plat that states: “The private drives within this plat are 

fire lanes and parking is restricted.  The required no-parking signs shall be installed by the 
developer where applicable.”  Any private roads narrower than 34-feet shall have parking 
restricted on one side, and any roads 27-feet or narrower shall have parking restricted on both 
sides.  Street signs indicating restricted parking shall be installed prior to final platting at the 
developers expense.  The restricted parking areas shall be indicated on the final plats. 

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

of the adjacent property owners to maintain. 
 
60. A one-foot “No access / screening easement” will be required along the Columbia Park Trail Right 

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

 
62. Property with an unpaid L.I.D. assessment towards it must be paid in full or segregated per 

Richland Municipal Code 3.12.095.   
 
63. Any restricted parking areas shall be indicated on the final plats. 
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