
Agenda
Board of Adjustment Meeting
Thursday, September 19, 2019
City Hall Council Chambers | 625 Swift Boulevard

Board Members: Chair Lowery and Board Members Boring, Gray, Richards, and Van Hoff
 

Liaisons: Staff Liaison: Planning Manager Stevens                  

Regular Meeting - 6:00 p.m. (City Hall Council Chambers)

Welcome and Roll Call 

Approval of Agenda: (Approved by Motion)

Approval of Minutes: (Approved by Motion)

    July 18, 2019 Meeting Minutes 

Public Hearing Explanation: 

New Business – Public Hearing: 

    
1. BA2019-102 - Variance Request

Tri-Cities Equestrian Center
1530 Hall Rd.

    
2. SUP2019-103 - Special Use Permit

Tri-Cities Equestrian Center
1530 Hall Road

Communications: 

Adjournment 

The next Board of Adjustment Meeting is October 17, 2019 pending agenda items.

Richland City Hall is ADA accessible. Requests for sign interpreters, audio equipment, and/or other 
special services must be received 48 hours prior to the meeting by calling the City Clerk’s Office at 942-7388.



BOARD OF ADJUSTMENT AGENDA ITEM COVERSHEET

Meeting Date: 9/19/2019                                 Agenda Category: Approval of Minutes

Prepared By: Mike Stevens, Planning Manager

Subject:
July 18, 2019 Meeting Minutes 

Department:
Development Services 

Recommended Motion:
Approve the minutes of the Board of Adjustment meeting held on July 18, 2019.

Summary: 

Attachments: 
1. 071819 DRAFT BoA Mtg Mins
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MINUTES
BOARD OF ADJUSTMENT MEETING
City Hall – 550 Swift Boulevard – Council Chamber
Thursday, JULY 18, 2019
6:00 PM

Call to Order:

Chairman Lowry called the meeting to order at 6:00 p.m.

Attendance:

Present: Chair Lowry and Board members Richards, Boring, Gray. Also attending was 
Planning Manager Mike Stevens.

Approval of Agenda:

Chair Lowry requested approval of the meeting agenda. 

BOARD MEMBER BORING MOVED AND BOARD MEMBER RICHARDS SECONDED 
THE MOTION TO APPROVE THE AGENDA. MOTION PASSED UNANIMOUSLY.

Special Business:

Chair Lowry opened the discussion regarding the election of officers. 

BOARD MEMBER BORING NOMINATED CHAIR LOWRY AS CHAIRMAN FOR ONE 
ADDITIONAL YEAR AND NOMINATED MEMBER RICHARDS AS VICE CHAIR. 

BOARD MEMBER BORING MOVED AND BOARD MEMBER GRAY SECONDED THE 
MOTION.

Approval of Minutes:

Chair Lowry presented the meeting minutes of the May 16, 2019 meeting. 

BOARD MEMBER  BORING  MOVED AND BOARD MEMBER RICHARDS  SECONDED 
THE MOTION TO APPROVE THE MINUTES OF THE MAY 16, 2019 MEETING. MOTION 
PASSED 4-0.

Public Hearing:
Chairman Lowry asked the recorder to read the Public Hearing Explanation at 6:05 PM to 
open the Public Hearing.
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New Business
1. APPLICANT:  Gilbert & Cheryl Hoffman

BA2019-101

Chairman Lowry introduced the item and asked Planning Manger Stevens if the project had 
been duly noticed as required. Mr. Stevens indicated the proper noticing of the project and 
public hearing. Chair Lowry asked Stevens to provide a summary the staff report.

Mr. Stevens reviewed the application for a variance from RMC 23.18.040 to allow for 
construction of a 5’x22’ residential addition that would encroach upon the required setback 
by 5’. No public comments were received. Staff recommends approval. 

Chair Lowry had a question regarding a structure on a neighboring property. Mr. Stevens 
answered the question in relation to property lines and setback requirements. 

Chair Lowry opened the Public Hearing at 6:12 p.m.

Mr. Hoffman stated that the staff report and application were thorough in covering their 
requests. He summarized their needs for the variance request. He told the Board he’d be 
happy to answer any questions they have. 

Chair Lowry closed the Public Hearing at 6:13 p.m.

Board Member Boring commended the staff report. She spoke in support of approving the 
variance request. Board Member Gray asked if there were any comments received from 
neighbors. Mr. Hoffman said there were not. Board Member Richards appreciated that 
HOA approval had been obtained. Chair Lowry commended staff and applicant 
preparation.

BOARD MEMBER BORING MOVED, BOARD MEMBER GRAY SECONDED THE 
MOTION FOR THE BOARD OF ADJUSTMENT TO CONCUR WITH THE FINDINGS AND 
CONCLUSIONS SET FORTH IN THE STAFF REPORT AND APPROVE THE VARIANCE 
FROM RMC SECTION 23.18.040 TO ALLOW FOR THE CONSTRUCTION OF A 5 FOOT 
BY 22 FOOT RESIDENTIAL ADDITION TO THE REAR, SOUTH SIDE OF THE EXISTING 
HOME AND TO WITHIN 20 FEET OF THE REAR, SOUTH PROPERTY LINE OF 303 
LAKEVIEW COURT, SUBJECT TO THE ONE CONDITION. THIS RECOMMENDATION 
IS BASED UPON THE STAFF FINDINGS FOR THE SEVEN CRITERIA WE MUST FIND 
FOR IN THE AFFIRMATIVE. MOTION PASSED 4-0.

ADJOURNMENT:

MEMBER BORING MOVED TO ADJOURN, AND MEMBER RICHARDS SECONDED. 
CHAIRMAN LOWRY adjourned the meeting at 6:17 p.m.

PREPARED BY: Lynne Follett, Recorder, Planning and Development
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Meeting Date: 9/19/2019                                 Agenda Category: New Business – Public Hearing

Prepared By: Mike Stevens, Planning Manager

Subject:
BA2019-102 - Variance Request
Tri-Cities Equestrian Center
1530 Hall Rd.

Department:
Development Services 

Recommended Motion:
Staff recommends that the Board of Adjustment approve the requested setback variance request.

Summary:
Morgan Neal, owner of Tri-Cities Equestrian Center has requested a variance to Section 23.42.190 to authorize the after-
the-fact construction of thirteen (13) 12' x 12' tack room/hay storage sheds within 75' of the side (North) property line.  
RMC 23.42.190 requires that any stable or barn be setback at least 75' from any property boundary line. 

Attachments: 
1. BA2019-102 and SUP 2019-102 FULL STAFF REPORT



 

 

  
 

 
STAFF REPORT 

 
 
 
TO:  BOARD OF ADJUSTMENT                           PREPARED BY:  MIKE STEVENS 
FILE NO.:  SUP2019-102 & BA2019-102                         DEVELOPMENT SERVICES  

 
  

    
MEETING DATE:     SEPTEMBER 19, 2019 
 
GENERAL INFORMATION 
 
APPLICANT: MORGAN NEAL, OWNER OF TRI-CITIES EQUESTRIAN CENTER, 

LLC 
 
REQUEST:   SPECIAL USE PERMIT AND ZONING SETBACK VARIANCE 

FROM RICHLAND MUNICIPAL CODE (RMC) SECTION 23.42.190 
TO ALLOW FOR AFTER-THE-FACT CONSTRUCTION OF 
THIRTEEN (13) 12’ X 12’ TACK ROOM/HAY STORAGE SHEDS 
WITHIN 75’ OF THE SIDE (NORTH) PROPERTY LINE.  THE 
PROPERTY IS ZONED AGRICULTURAL AND RMC 23.42.190 
REQUIRES THAT ANY STABLE OR BARN BE SETBACK AT 
LEAST 75’ FROM ANY BOUNDARY PROPERTY LINE.  

 
LOCATION:         1530 HALL ROAD (APN 104984000004000). 
 
ZONING:  AGRICULTURAL 
 
SITE DESC: 7.9 ACRE LOT, DEVELOPED AS A PUBLIC HORSE BOARDING 

FACILITY 
 
ADJACENT USES:  THE SITE IS LOCATED SOUTH OF ANOTHER HORSE 

BOARDING FACILITY (RICHLAND RIDER’S CLUB), TO THE 
NORTH AND EAST OF W.E. JOHNSON PARK AND WEST OF THE 
KNIGHTS OF COLUMBUS HALL.   

 
 
SITE DESCRIPTION 
The site is located at 1530 Hall Road, south of the Richland Rider’s Club Horse Facility 
located at the intersection of Van Giesen Street and Hall Road.  The site is approximately 

 

http://www.ci.richland.wa.us/
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7.9 acres in size and is trapezoidal in shape.  The site contains approximately 544 feet of 
frontage on Hall Road (West) and approximately 412 feet of frontage on Chester Road 
(South).  The northern property line, which abuts the Richland Rider’s Club Facility is 
approximately 807 feet in length, while the eastern property line, which is angled, is 
approximately 684 feet in length. 
 
ANALYSIS 
Richland Code Enforcement received a complaint regarding the Tri-Cities Equestrian Center 
on May 2, 2019.  The complaint referenced the installation of additional horse pens and the 
amount of horse manure and debris as a result of having additional horses boarding at the 
facility.  Code Enforcement contacted the owner and put them in touch with the Planning 
Department in order to determine if any zoning code violations existed. 
 
On June 10, 2019, Planning Manager, Mike Stevens, met with the owner of the facility at 
the site to discuss the complaint and to determine what approvals, if any, were needed from 
the Planning Department.  Mr. Neal provided Planning Manager Stevens with a detailed 
explanation of what construction/development activities had recently occurred and what the 
property’s history was since he originally purchased the property in 2011. 
 
It was determined that no previous zoning permit approval(s) had been obtained for the site 
from Mr. Neal or the previous property owner even though it was evident by reviewing 
Google Earth images that a portion of the site had been used for horse stabling since at 
least 2004. 
 
The City informed Mr. Neal that a Special Use Permit would be necessary to continue to 
use the site as a public horse boarding facility.  However, the City did agree to “grandfather” 
the 14 horse stall structures and pens (and one shed) that were in existence along the 
northern property line in 2004, as the 75 foot building setback and 35 foot setback for any 
corrals, exercise yards/rings requirements were adopted in 2005. 
 
As a result, Mr. Neal’s Special Use Permit request also includes a zoning setback variance 
for the after-the-fact construction of 13 tack room/hay storage sheds as he contends that 
the placement of the tack room/hay storage sheds adjacent to each of the grandfathered 
horse stall/pens is necessary for his clientele.  Mr. Neal has indicated that he will be able to 
reconfigure the remaining horse stalls/pens and tack room/hay storage sheds in a manner 
consistent with both the 75 foot building setback and the 35 foot corral/exercise yard setback 
elsewhere on the property. 
 
The site plan provided with the applications shows the locations of all the existing structures 
on the site as well as the locations of the 35’ pasture setback line and the 75’ building 
setback line.  Staff has labeled the locations of the “grandfathered” horse stalls and shed 
structures in blue and the locations of the setback variance requested sheds and horse stall 
structures in purple.  The 35’ pasture setback line is outlined in orange and the 75’ building 
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setback line is highlighted in yellow.  All of the remaining horse stalls and/or tack room/hay 
storage sheds either meet the required 75’ building setback or will be relocated to meet the 
required setback per the property owner/applicant.  In addition, the horse pasture areas will 
also be reduced as necessary to be in compliance with the 35’ pasture setback. 
 
Pursuant to RMC 19.20.040, Joint public hearings, the City has determined that since the 
Board of Adjustment is the authorized review body for the Special Use Permit and Variance 
review proceedings that the requested permits will be reviewed concurrently during a 
combined/joint public hearing. 
 
ZONING 
The site is zoned Agriculture by the City’s official zoning map. 
 
COMPREHENSIVE PLAN 
The site is designated as Agricultural by the City’s Comprehensive Plan. 
 
CRITICAL AREAS 
The site is not located within, nor does it contain, any critical areas regulated by RMC 22.10, 
Critical Areas. 
 
SHORELINE MASTER PROGRAM 
The subject property is not located within the jurisdiction of the City’s Shoreline Master 
Program. 
 
UTILITIES 
The site is not served public water or sewer by the City of Richland.  The site utilizes on-site 
water wells for irrigation purposes and portable toilets for restroom facilities. 
 
PUBLIC NOTICE 
 
Application Date:       July 24, 2019 
Combined Notice of Application & Hearing Mailed:  August 21, 2019 
Combined Notice of Application & Hearing Posted:  August 21, 2019 
Combined Notice of Application & Hearing Published:  August 25, 2019 
Public Hearing:       September 19, 2019 
 
A combined notice of application and notice of hearing was provided through posting of 
the property, mailing of notice to property owners within 300 feet of the site and publication 
in the Tri-City Herald. 
 
AGENCY COMMENTS 
At the time this report was prepared, the City received five (5) comments from other public 
agencies. Comments received are included as an attachment to this report. 
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PUBLIC COMMENTS 
At the time this report was prepared, the City had received two (2) public comments in 
favor of the applicant’s request.  The comments are included as an attachment to this 
report. 
 
RICHLAND MUNICIPAL CODE PROVISIONS 
The Land Use Table contained within Section 23.14.030 indicates that Public Stables are 
allowed as a Special Use Permit within the Agricultural Zoning District provided they comply 
with the provisions of RMC 23.42.190, Public stables and riding academies. 
 
RMC 23.42.190, Public stables and riding academies 
 
When permitted in a use district by a special use permit, public stables and riding academies 
shall meet the following minimum requirements: 
 
A.  A minimum site area of five acres shall be provided; 
 
B.  Any stable or barn shall not be located closer than 75 feet to any boundary property line, 
or to any building containing a dwelling unit on the same premises; 
 
C.  Any corrals, exercise yards or rings shall maintain a distance of not less than 35 feet 
from any boundary property line and a distance of not less than 45 feet from any building 
containing a dwelling unit on the same premises; and  
 
D.  Any open air storage of hay, straw, shavings or similar organic materials shall be kept at 
a distance of not less than 35 feet from any boundary property line, and a distance of not 
less than 45 feet from any building containing a dwelling unit on the same premises.  
 
With exception of the 13 tack room/hay storage sheds adjacent to the grandfathered horse 
stall/pens, the applicant has indicated that he is willing to meet the above listed 
requirements.  As indicated earlier, the applicant has stated that the 13 tack room/hay 
storage sheds need to be close to the horse stall/pens in which they serve. 
 
SPECIAL USE PERMIT CRITERIA 
Section RMC 23.46.040.C provides criteria for the Board of Adjustment to consider in the 
evaluation of a special use permit application. The criteria are as follows: 
 
1.  The size and dimensions of the site provide adequate area for the proposed use; 
 
The subject property is approximately 7.9 acres in size.  RMC 23.42.190.A requires a 
minimum site size of at least five (5) acres for the establishment of a public stable or riding 
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academy.  The subject property exceeds the minimum site size as is therefore adequate 
for the proposed use. 
 
2. The physical conditions of the site, including size, shape, topography, and    

drainage, are suitable for the proposed development; 
 
The site is approximately 7.9 acres in size and is relatively flat.  Drainage does not appear 
to be an issue for the site under normal circumstances.  The physical conditions of the 
site appear to be suitable for the proposed development. 
 
3.  All required public facilities necessary to serve the project have adequate 

capacity  to serve the proposed project; 
 
The site is served electrical power from the City of Richland Energy Services Department 
and relies on on-site water wells for irrigation purposes.  The site is not connected to the 
City’s domestic water service as potable water is not necessary.  Also, the site utilizes 
on-site portable toilets rather than the City’s sanitary sewer system.  It appears that the 
lack of potable water and sewer services are appropriate given the type and amounts of 
use which occur at the site. 
 
4.  The applicable requirements of this zoning regulation (RMC Title 23), the city 

comprehensive plan, the city sensitive area regulations (RMC Title 20), the city 
shoreline management regulations (RMC Title 26) and the city sign regulations 
(RMC Title 27) have been met; and 

 
All other applicable City of Richland development regulations have been met as they 
either do not pertain to this site or the proposed development does not contain provisions 
which require further regulation. 
 
5.  Identified impacts on adjacent properties, surrounding uses and public facilities 

have been adequately mitigated. 
 

There do not appear to be any negative impacts to surrounding property owners or 
nearby public facilities as the use has been occurring since at least 2012 with no 
documented complaints occurring until May 2, 2019. 
 
VARIANCE CRITERIA 
The following are Staff's findings relative to the requirement for the granting of a variance 
as set forth in Richland Municipal Code (RMC) Sections 23.70.110, Applications and 
23.70.140, Findings. 
 
1. Special conditions and circumstances exist which are peculiar to the subject 

property and not applicable to other properties in the same zoning district. 

http://www.codepublishing.com/wa/richland/html/Richland23/Richland23.html#23
http://www.codepublishing.com/wa/richland/html/Richland20/Richland20.html#20
http://www.codepublishing.com/wa/richland/html/Richland26/Richland26.html#26
http://www.codepublishing.com/wa/richland/html/Richland27/Richland27.html#27
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The site was partially developed for horse stabling purposes in 2004, prior to the current 
setback standards being adopted.  As a result, the City has determined that those 
improvements existing in 2004 are “grandfathered” and only the newer improvements are 
subject to the existing setback regulations.  The applicant has indicated that it is necessary 
for the “grandfathered” horse stalls/pens to also contain tack rooms/hay storage sheds and 
that the best and only available locations are adjacent to the “grandfathered” stalls/pens.  
There do not appear to be any other special conditions or circumstances which are peculiar 
to the site, especially in regards to the size, shape or topography of the site. 
 
2. Literal interpretation of the ordinance would deny the applicant rights commonly 

enjoyed by other properties in the district.   
 

According to the applicant, literal interpretation of the setback regulations will result in undue 
hardship for the boarding facility’s clientele as they would need to haul their tack and hay a 
greater distance, thus creating mess and unnecessary hardships on the clientele who utilize 
the “grandfathered” stalls/pens.  However, it is staff’s opinion that adequate room does exist 
on the site to accommodate the 13 tack room/hay storage sheds should the Board of 
Adjustment determine that each of the “grandfathered” horse stall/pens do not need a tack 
room/hay storage shed immediately adjacent. 
 
3. The special conditions and circumstances do not result from actions of the 

applicant.   
 

The special conditions and circumstances which exist pertain primarily to the establishment 
of the “grandfathered” horse stalls/pens prior to the adoption of the current setback 
standards and the current owner being unfamiliar with the zoning code’s requirement for a 
Special Use Permit. 

 
4. The requested variance will not confer a special privilege to the applicant that is 

denied others in the same use district.  
 

There would be no granting of a special privilege if the requested variance is approved. Each 
variance application must be reviewed on its own merits and requirements based upon 
these criteria.   
 
5. Justification for granting the variance.  

 
The variance would allow the applicant to keep thirteen (13) 12’ x 12’ tack room/hay storage 
sheds adjacent to the stalls/pens in which they are intended to serve.  Requiring the 
applicant to relocate the 13 sheds would require the owner to relocate existing water and 
electrical services.  Although the shed location approvals are being requested after-the-fact, 
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given the layout of the property and the location of the other horse stalls/pens and sheds, 
the ideal location for the proposed sheds is where they have been constructed.  
 
6. The variance is the minimum necessary to make reasonable use of the property.  

 
The requested variance appears to be the minimum necessary as the applicant has 
indicated that he is willing to reconfigure/relocate all other horse stall/pens and sheds in 
locations which meet both the 75’ and 35’ setback requirements.  The only reason the 
applicant is requesting the proposed variance for the 13 sheds is due to the “grandfathered” 
nature of several of the existing stalls/pens. 
 
7. The variance would be consistent with the general purpose and intent of the Code 

and would not be injurious to the surrounding neighborhood or detrimental to 
the public welfare.  

 
The requested variance appears to be consistent with the general purpose and intent of 
the Code and would not be injurious or detrimental to the surrounding neighborhood or 
public welfare. 
 
SUGGESTED CONCLUSIONS OF LAW 
1.   The Board of Adjustment has jurisdiction to hold a public hearing and issue a decision      

for the proposed Special Use Permit and Zoning Variance. 
 
2. The proposed Special Use and Variance are consistent with the goals and policies of 

the City’s Comprehensive Plan. 
 
SUGGESTED FINDINGS OF FACT 
1. Morgan Neal, owner of Tri-Cities Equestrian Center, LLC has applied for a Special 

Use Permit and a Zoning Variance in order to authorize the after-the-fact 
establishment of a public stable facility and to allow for after-the-fact construction of 
thirteen (13) 12’ x 12’ tack room/hay storage sheds within 75’ of the side (North) 
property line at 1530 Hall Road, Richland, WA. 

 
2. The subject property is located at 1530 Hall Road, Richland, WA and is described as 

Assessor’s Parcel Number 104984000004000. 
 
3. The subject property is approximately 7.9 acres in size and is trapezoidal in shape. 
 
4. Richland Code Enforcement received a complaint regarding the Tri-Cities Equestrian 

Center on May 2, 2019.  The complaint referenced the installation of additional horse 
pens and additional horse manure. 
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5. On June 10, 2019, Planning Manager, Mike Stevens, met with the owner of the facility 
at the site to discuss the complaint and to determine what approvals, if any, were 
needed from the Planning Department. 

 
6. The City informed Mr. Neal that a Special Use Permit would be necessary to continue 

to use the site as a public horse boarding facility.   
 
7. The City decided to “grandfather” the 14 horse stall structures and pens (and one 

shed) that were in existence along the northern property line in 2004, as the 75 foot 
building setback and 35 foot setback for any corrals, exercise yards/rings 
requirements were adopted in 2005. 

 
8. Pursuant to RMC 19.20.040, Joint public hearings, the City has determined that the 

Board of Adjustment is the authorized review body for the Special Use Permit and 
Variance review proceedings. 

 
9. The site is zoned Agriculture by the City’s official zoning map and is designated as 

Agricultural by the City’s Comprehensive Plan. 
 
10. The site is not located within the jurisdiction of the City’s Shoreline Master Program 

and does not contain any critical areas regulated by RMC 22.10. 
 
11. All public notification requirements were met. 
 
12. Five (5) comments from public agencies were received. 
 
13. Two (2) public comments from citizens were received. 
 
14. The Land Use Table contained within Section 23.14.030 indicates that Public Stables 

are allowed as a Special Use Permit within the Agricultural Zoning District provided 
they comply with the provisions of RMC 23.42.190, Public stables and riding 
academies. 

 
15. Section RMC 23.46.040.C provides criteria for the Board of Adjustment to consider 

in the evaluation of a special use permit application. 
 
16. The requirement for the granting of a variance are set forth in Richland Municipal 

Code (RMC) Sections 23.70.110, Applications and 23.70.140, Findings. 
 
17. Establishment of the public stable facility, as conditioned, meets the requirements 

for a Special Use Permit. 
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RECOMMENDED MOTION: 
I move that the Board of Adjustment concur with the Findings and Conclusions set forth in 
the staff report and APPROVE the requested Special Use Permit and requested Variance 
from Richland Municipal Code Section 23.42.190 to allow the after-the-fact establishment 
of a 46 horse stall public stable facility and the after-the-fact construction of thirteen (13) 
12’ x 12’ tack room/hay storage sheds within 75’ of the northern property line.  This motion 
to recommend approval is subject to the following conditions of approval:  
 
RECOMMENDED CONDITIONS OF APPROVAL: 
1. This Special Use Permit and Variance approves a total of 46 horse stall/pen areas.  The 

public stable facility shall not be further expanded or substantially altered without written 
approval from the City of Richland Development Services Department (Planning 
Division).   
 

2. The 13 sheds requested by the variance application shall be located as shown on the 
approved site plan/property survey. 
 

3. The pasture areas located along the western, southern and eastern property lines shall 
be reconfigured to meet the 35 foot setback requirement by November 1, 2019. 
 

4. All other existing horse stalls and tack room/hay storage sheds, with exception of the 14 
“grandfathered” horse stalls (and one storage shed) and 13 tack room/hay storage 
sheds, shall be relocated to meet the 75 foot setback requirement by November 1, 2019. 
 

5. For emergency vehicle access and maneuvering, an unobstructed driving aisle no less 
than 26 feet in width shall be provided from the entrance (NW property corner) across 
the center of the site and to the southern property line. 
 

6. Manure bins shall be provided at a ratio of 1 bin (4 cyds.) for every 12 horses. 
 

7. The owner/applicant shall provide an as-built site plan to the Development Services 
Department (Planning Division) by December 1, 2019.  The as-built site plan shall be 
survey accurate and demonstrate the compliance of all conditions of approval. 

  
EXHIBIT LIST: 
 
Exhibit 1 – Special Use application 
Exhibit 2 -- Variance application and related materials 
Exhibit 3 – Site plan 
Exhibit 4 – 2004 Google Image  
Exhibit 5 – Public notice 
Exhibit 6 – Comments received 



EXHIBIT 1







I, Morgan Neal, owner of Tn Cities Equestrian Center, located at 1530 HaIl Road, Richland, WA hereby
request a Special Use Permit for after-the-fact approval of a Public Stable facility. I also request zoning
setback variances to RMC 23.42.190.B for 13 horse stalls and/or shed structures.

HISTORY:
I purchased the subject property in 2011 and as the property was already being used for horses and the
Richland Rider’s Club is located immediately adjacent (north), I did not think about inquiring about
necessary permits. Since 2011 I have improved the site by establishing a total of46 horse pastures with
associated horse stalls and hay barns (under 200 s.f. sheds).

When I purchased the property there were approximately 21 different pasture areas and 14 horse stalls
in existence. There were also 3 carport style hay storage structures. The 14 horse stalls with associated
pasture areas and 3 carport style hay storage structures existed in 2004, prior to the adoption of new
zoning regulations requiring Special Use Permits for Public Stable facilities. As a result, the City Planning
Department has informed me that these are “grandfathered” and will not be required to be
removed/relocated. However, all of the other “new” horse stalls and associated pasture areas and hay
storage sheds need to meet the required setbacks.

VARIANCE REQUEST:
Due to the fact that each pasture area needs to have its own hay barn/shed, I am respectfully requesting
that the City Board of Adjustment grant me a variance for 2 horse stalls and for 11 hay barns/sheds. The
2 additional horse stalls are located along the northern property line within areas that were established
as separate pasture areas in 2004 and have contained horse stalls since prior to 2011. The 11 hay
barn/sheds are “new”; however, it would be a hardship for each of the boarders to not have a hay
barn/shed located immediately adjacent to their grandfathered pasture area. I plan on relocating
fences and other horse stalls/hay barns as necessary to meet the required 35’ pasture setback and 75’
building setback elsewhere on the site. The requested variance(s) will provide needed hay and/or tack
storage immediately adjacent to each of the “grandfathered” pasture areas.































EXHIBIT 2







I, Morgan Neal, owner of Tn Cities Equestrian Center, located at 1530 HaIl Road, Richland, WA hereby
request a Special Use Permit for after-the-fact approval of a Public Stable facility. I also request zoning
setback variances to RMC 23.42.190.B for 13 horse stalls and/or shed structures.

HISTORY:
I purchased the subject property in 2011 and as the property was already being used for horses and the
Richland Rider’s Club is located immediately adjacent (north), I did not think about inquiring about
necessary permits. Since 2011 I have improved the site by establishing a total of46 horse pastures with
associated horse stalls and hay barns (under 200 s.f. sheds).

When I purchased the property there were approximately 21 different pasture areas and 14 horse stalls
in existence. There were also 3 carport style hay storage structures. The 14 horse stalls with associated
pasture areas and 3 carport style hay storage structures existed in 2004, prior to the adoption of new
zoning regulations requiring Special Use Permits for Public Stable facilities. As a result, the City Planning
Department has informed me that these are “grandfathered” and will not be required to be
removed/relocated. However, all of the other “new” horse stalls and associated pasture areas and hay
storage sheds need to meet the required setbacks.

VARIANCE REQUEST:
Due to the fact that each pasture area needs to have its own hay barn/shed, I am respectfully requesting
that the City Board of Adjustment grant me a variance for 2 horse stalls and for 11 hay barns/sheds. The
2 additional horse stalls are located along the northern property line within areas that were established
as separate pasture areas in 2004 and have contained horse stalls since prior to 2011. The 11 hay
barn/sheds are “new”; however, it would be a hardship for each of the boarders to not have a hay
barn/shed located immediately adjacent to their grandfathered pasture area. I plan on relocating
fences and other horse stalls/hay barns as necessary to meet the required 35’ pasture setback and 75’
building setback elsewhere on the site. The requested variance(s) will provide needed hay and/or tack
storage immediately adjacent to each of the “grandfathered” pasture areas.
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CITY OF RICHLAND 

NOTICE OF APPLICATION & CONSOLIDATED PUBLIC 

HEARINGS (SUP2019-102 & BA2019-102) 

Notice is hereby given that Morgan Neal, owner of Tri Cities Equestrian Center, has filed an application for an 

after-the-fact Special Use Permit authorizing the use of property located at 1530 Hall Road (APN 

#104984000004000) as a public horse stable facility.  Mr. Neal has also applied for a Zoning Variance in order 

to authorize the construction of two (2) horse stalls and 11 hay barns/sheds within 75’ of the site’s northern 

property line.  Pursuant to RMC 23.42.190.B any stable or barn shall not be located closer than 75 feet to any 

boundary property line.    

The Richland Board of Adjustment will conduct a public hearing and review of the application at 6:00 p.m., 

Thursday, September 19, 2019 in the Richland City Hall Council Chambers, 625 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 Mike Stevens, Planning Manager, 625 Swift Boulevard, MS #35, Richland, WA 99352. Comments may 

also be emailed to mstevens@ci.richland.wa.us. Written comments should be received no later than 5:00 p.m. 

on Wednesday, September 11, 2019 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 23 Zoning. 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.  

EXHIBIT 5

mailto:mstevens@ci.richland.wa.us


Department of Energy

Bonneville Power Administration
2211 North Commercial Avenue

Pasco, WA 99301

TRANSMISSION SERVICES

September 10, 2019

In reply refer to: SUP2O19-102 & BA2019-102 Tn Cities Equestrian Center
Located within a Portion of Section 4, Township 9 North,
Range 28 East, W.M., Benton County, Washington

Mike Stevens, Planning Manager
City of Richland Development Services Dept.
625 Swift Blvd., MS#35
Richland, WA 99352

Dear Mike:

Bonneville Power Administration (BPA) has had the opportunity to review SUP2O 19-102 &
BA2019-102 Tr Cities Equestrian Center. The application is for an after-the-fact zoning
variance, construction of two (2) horse stalls and 11 hay barns/sheds within 75’ of the site’s
northern property line. The property is located at 1530 Hall Road in Richland, WA, county
parcel number 104984000004000.

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. If you have any questions regarding
this request or need additional information, please feel free to contact me. I can be reached at
(503) 230-5510 orby email at mjdeklyen~bpa.gov.

Sincerely,

Mike DeKlyen
BPA Field Realty Specialist



STATE or WASHINGTON

DEPARTMENT OF ECOLOGY
1250 WAkIvr St Unto,, Gap, WA 98903-0009 (509,) 575-2490

September 6,2019

Mike Stevens
City of Richiand
P0 Box 190
Richiand, WA 99352

Re: SUP2019-102, BA2OI9-102

Dear Mike Stevens:

Thank you for the opportunity to comment on the notice of application for the after-the-fact Special Use
Permit, proposed by Tn Cities Equestrian Center. We have reviewed the application and have the
following comment.

WATER QUALITY

Project with Potential to Discharge 0ff-Site
If your project anticipates disturbing ground with the potential for stormwater discharge off—site, the
NPDES Construction Stormwater General Permit is recommended. This permit requires that the SEPA
checklist fully disclose anticipated activities including building, road construction and utility
placements. Obtaining a permit may take 3 8-60 days.

The permit requires that a Storimvater Pollution Prevention Plan (Erosion Sediment Control Plan) shall
be prepared and implemented for all permitted construction sites. These control measures msj~t be able to
prevent soil from being carried into surface water and storm drains by stormwater runoff. Permit
coverage and erosion control measures must be in place prior to any clearing, grading, or construction.

In the event that an unpennitted Stormwater discharge does occur off-site, it is a violation of Chapter
90.48 RCW, Water Pollution Control and is subject to enforcement action.

More information on the storinwater program may be found on Ecologys stormwater website at:
http:/Anvw.eev.wa.gov/programs/wci/stormwater/constructioiil. Please submit an application or contact
Lloyd Stevens, Jr. at the Dept. of Ecology, (509) 574-3991, with questions about this permit.

Sincerely,

~ d%~
Owen Clear
Environmental Review Coordinator
Central Regional Office
(509) 575-2012
crosepacoordinator(Wecy.wa.gov

201904787 a



Stevens, Mike

From: Buechier, Ken
Sent: Wednesday, September 11,20194:34 PM
To: Stevens, Mike
Subject: Equestrian Center Access.

Mike,
We need a minimum of a 26’ wide access from entry to end and around the “horse walking circle” to be maintained at
all times. This means parking horse trailers cant impede on this requirement.

Ke~vtetk L. tveokLer
Kenneth L. Buechler
Assistant Fire Marshal
Richland Fire & Emergency Services
City of Richland
kbuechler@ci.richland.wa.us
(509) 942-7556 office
(509) 578-9321 mobile

Hyperlinks Below:

___ F?RICHLAND
-~ Municipal Codes

Title 20
Life Safety

Q UpCodes
2015 WasNngton State

adopted IFC codes

Heart Safe
RICHLAND

1



Stevens, Mike

Ashley Morton <AshleyMorton@ctuir.org>
Monday, August 26, 2019 3:09 PM
Stevens, Mike
RE: SUP2O19-102 & 8A2019-102 Tn Cities Equestrian Center

Mike,
Based on the information provided we do not have any comments or concerns at this time. Should there be new
information and/or changes to Mr. Neal’s permit application, please be advised we may have comments or concerns.

Sincerely,
Ashley

Archaeologist
Cultural Resources Protection Program
Confederated Tribes of the Umatilla Indian Reservation
46411 TimIne Way, Pendleton, CR97801
Direct Line/Fax: (541) 429-7214
Main Office: (541) 276-3447
AshleyMorton@ctuir.org

From: Stevens, Mike [mailto:mstevens@Cl.RICHLAND.WA.US]
Sent: Friday, August 23, 2019 9:06 AM
To: Ashley Morton <AshleyMorton@ctuir.org>
Subject: RE: SUP2O19-102 & BA2019-102 Tn Cities Equestrian Center

Ashley:

The pasture areas have already been established and so has the placement of the structures. The structures are all
under 200 s.f. in size and have been constructed on skids or just sit on the ground, rather than a constructed
footing/foundation. Unfortunately, this is an after-the-fact permit, as the owner did not secure proper permitting from
the City as required by the zoning code. I do not believe that there has been much excavation at the site, rather just
removal of vegetation and placement of sand/gravel on top. I do not anticipate any excavation occurring should the
permit be approved. Attached is a screen shot of the site showing how it looked about a year ago. There have been
several new barns/sheds installed (on skids) since this photo was taken, but again, no major ground disturbance.

From:
Sent:
To:
Subject:

1



Stevens, Mike

From: Rebecca Hues <rhiles@kid.org>
Sent: Thursday, August 22, 2019 12:49 PM
To: Stevens, Mike
Subject: RE: SUP2O19-102 & BA2019-102 Tn Cities Equestrian Center

Mike,

KID has no comments on this as it outside of our District.

Rebecca S. Hues, E.l.T.
Staff Engineer

Kennewick Irrigation District
20155. Ely Street
Kennewick, WA 99337
509-460-5442 [Direct Line]
509-586-6012 ext. 138 [Business Une]
509-586-9111 [Customer Service]
maulto :rhiles@ kid org

ea ~9cl

This communication is protected by the Electronic communications Privacy Act, 18 u.s.c. 2510 et seg., which makes it a felony punishable by fines and up to five
years imprisonment to interceptor use the information contained in this email. If the reader of this message is not the intended recipient, employee or agent
responsibleto deliver it to the intended recipient, you are hereby notified that any dissemination, distribution or copying of this communication is strictly prohibited.
If you have received this communication in error, please immediately notify us and return the original message to us and delete this message from your mailbox,
Thank You.

From: Stevens, Mike <mstevens@CI.RICHLAND.WA.US>
Sent: Wednesday, August 21, 2019 12:19 PM
To: Pasco993Ol <993OlPascoWA-Postmaster@usps.gov>; USPS Richland Postmaster <99352RichlandWA-
Postmaster@usps.gov>; USPS ma N. Beutler <ina.n.beutler@usps.gov>; KSliger@Jbft.org; bbarlow@bft.org; Reathaford,
Jason <JReathaford@CI.RICHLAND.WA.US>; West, Julie <jwest@ci.richland.wa.us>; Buechier, Ken
<KBuechIer@CI.RICHLAND.WA.US>; Boshart, Thomas <tboshart@CI.RICHLAND.WA.US>; Deskins, John
<JdeskIns@CI.RICHLAND.WA.US>; Boring, Michael <MBoring@CI.RICHLAND.WA.US>; Schiessl, Joe
<JSchiessI@CI.RICHLAND.WA.US>; Somers, Cindi <CSomers@CI.RICHLAND.WA.US>; Lopez, Brandin
<bIopez@CI.RICHLAND.WA.US>; Jennings, Tyler <tjennings@CI.RICHLAND.WA.US>; Hill, Kelly
<khiII@CI.RICHLAND.WA.US>; Rebecca Hiles <rhiles@kid.org>; Seth Defoe <SDefoe@kid.org>; Brad Crawford
<BCrawford@kid.org>; Jason Mcshane <JMcShane@kid.org>; Development <development@kid.org>;
richard.krasner@rsd.edu; kevin.knodel@rsd.edu; rittemwr@dfw.wa.gov; Iopezlal@dfw.wa.gov; sepaunit@ecy.wa.gov;
separegister@ecy.wa.gov; gonsetp@wsdot.wa.gov; robin.priddy@bentoncleanair.org; rob.rodger@bentoncleanair.org;
gregory.l.goodwin@ftr.com; dean.kelley@chartercom.com; clark.posey@co.benton.wa.us; darrick@basindisposal.com;
BCES Map <map@bces.wa.gov>; BCES Davis, Deanna <d.davis@bces.wa.gov>; BCES Gates, Sarah



September 2, 2019

Reference Number SUP2019-1o2 & BA2019-1o2 Tn-Cities Equestrian
Center (TCEC)

Dear Mike:

I am writing this in support of the request put forth by Morgan Neal to the
City of Richland.

His facility has given the equestrian community a safe place to board horses
in Richland. Boarding facilities in the Tn-Cities areas are very limited so
this facility and the number of stalls and hay storages is very important.
The loss of any of the present stalls will have an impact on the horses and
people involved they will have to relocate to a different facility if one can be
located.

I have been on the property since 2009 and have watched the
improvements being made over the years. These improvements have been
good for both the horses and the people that own those horses.

Morgan has taken the time to provide stalls with shelters, good hay storage
that is convenient to those stalls for the people that board on his property.

I understand the requirements however, the way the property has been
established does not impact the local area and provides a much needed
service.

Again, I support the request from Morgan that he has presented to the City.
Please take these comments into consideration when making your decision.

I will be attending the public meeting on September, 19, 2019.

Sincerely,

George Hagen

509-554-1170

g-dhagen@owt.com



September 11,2019

Mr. Mike Stevens

Planning Manager

City of Richland

RE: FILE It: 5UP2019-102 & BA2019 102 (Tn-City Equestrian Center— Special Use Permit)

Dear Mr. Stevens:

I have been a boarder at the Tn-City Equestrian Center (TCEC) since January 2000 when the property
was first owned by Taber Hersum. Since that time I have rented the highlighted “pasture area” (along
the “North Line” of the property) illustrated in the two attachments (pages 10 and 11 in the Special Use
Permit Referral Packet). I am writing this letter to clarify the following:

The highlighted “pasture area” I’ve rented has been in existence since January 2000, prior to the
adoption of new zoning regulations requiring Special Use Permits for Public Stable facilities.
Hence my understanding is that this particular area is grandfathered and not subject to pasture
set back requirements that may affect areas in existence after 2004.

The designation of “I-IS” (horse stall) for the structure in this pasture area is not correct. The
structure is a 2-sided temporary shed used to store hay and should instead be designated as “5”.
It is not now, nor has it ever been, an enclosed structure used as a horse stall.

Most important this temporary shed has been in existence prior to 2004. My husband and I
built the shed in 2002. It was knocked down and blown over into the C&M Nursery property (in
pieces) in 2003 after a severe windstorm. After several months my husband and I rebuilt the
shed and fortified it. Since the shed was in existence prior to 2004, my understanding is that
this structure would also be grandfathered and not subject to building set back requirements.

Thank you for your nsideration of the aforementioned comments.

ri Ramonas (TCEC Boarder)

4411 King Drive

West Richland, WA 99353

509-531-1293 /lmramonas@msn.com

Attachments (2)
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BOARD OF ADJUSTMENT AGENDA ITEM COVERSHEET

Meeting Date: 9/19/2019                                 Agenda Category: New Business – Public Hearing

Prepared By: Mike Stevens, Planning Manager

Subject:
SUP2019-103 - Special Use Permit
Tri-Cities Equestrian Center
1530 Hall Road

Department:
Development Services 

Recommended Motion:
Staff recommends that the Board of Adjustment approve the requested Special Use Permit and related Variance (BA2019-
102).

Summary:
Morgan Neal, owner of Tri-Cities Equestrian Center has requested an after-the-fact Special Use Permit authorizing the use 
of his property located at 1530 Hall Road, Richland, WA as a public stable pursuant to RMC Land Use Table 23.14.030 and 
RMC 23.42.190.

The subject property has been used as a public stable facility for at least 8 years without the benefit of zoning approval 
from the City of Richland.  The owner/applicant is requesting the necessary Special Use Permit in order to legitimize the 
existing use.

Pursuant to RMC 19.20.040, Joint public hearings, the City has determined that the Board of Adjustment is the authorized 
review body for the Special Use Permit and Variance review proceedings and that the requested permits will be reviewed 
concurrently during a combined/joint public hearing.  The Staff Report for the Special Use can be found in the associated 
Variance Request (BA2019-102).
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