
City of Richland Resolution No. 100-20 temporarily designates virtual locations for all municipal meetings. This meeting 
will be held remotely via Zoom. Members of the public may attend this meeting by selecting the Zoom link or by calling 
the phone numbers provided. 

Agenda
Hearing Examiner Meeting
Wednesday, November 17, 2021
Join the Zoom meeting here
Public Telephone Access: (206) 337-9723 or (253) 215-8782
Meeting ID No. 872 2126 7401

Hearing Examiner: Gary McLean

Liaisons: Staff Liaison: Planning Manager Stevens

Public Hearing - 6:00 p.m. 

Public Hearing Explanation: 

New Business - Public Hearing: 

1. S2021-104 Preliminary Plat of South Orchard (Remand)

Adjournment 

The next Hearing Examiner Meeting will be scheduled as needed.

This meeting is broadcast live on CityView Channel 192 and online at ci.richland.wa.us

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 509-942-7389.

https://cityofrichlandwa.zoom.us/j/82632270505


 

HEARING EXAMINER AGENDA ITEM COVERSHEET

Meeting Date: 11/17/2021                                 Agenda Category: New Business - Public Hearing

Prepared By: Shane O'Neill, Senior Planner

Subject:
S2021-104 Preliminary Plat of South Orchard (Remand)

Department:
Development Services

Recommended Motion:
Approval subject to completion of proposed conditions.

Summary:
Nor Am Investment, LLC requests to subdivide 194.5 acres into 475 lots allowing for residential, commercial, civic, 
and open-space development, as amended in response to the Hearing Examiner’s Sept. 29 remand order 

Attachments: 
1. FULL Staff Report - South Orchard



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

  
 
GENERAL INFORMATION: 
 
 
PROPOSAL NAME: South Orchard - Preliminary Plat  
 
LOCATION: North of and partially adjacent to Reata Road in the Badger 

Mountain South master planned community (APN 1-0488-
200-0001-000) 

 
APPLICANT: Nor Am Investment, LLC  
 
FILE NO.: S2021-104 
 
DESCRIPTION: Request to subdivide 194.5 acres into 475 lots allowing for 

residential, commercial, civic, and open-space 
development, as amended in response to the Hearing 
Examiner’s Sept. 29 remand order  

 
PROJECT TYPE: Type III Preliminary Plat  
 
HEARING DATE: November 17, 2021 
 
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 
Nor Am Investments LLC has filed a preliminary plat application (Exhibit 1) to 
divide approximately 194.5 acres into 475 lots and twenty-nine (29) tracts, to be 
known as the plat of South Orchard (File #: S2021-104).  The plat includes several 
residential blocks, civic/open-space, new roadways, and pedestrian trails.  
 
The South Orchard site involves one parent parcel (APN 1-0488-200-0001-000) 
lying north of Reata Road and west of Karlee Drive (county road). The plats’ 
location is applied with several (primarily residential) Badger Mountain South 
zoning districts. Plat drawings (Exhibit 2) include plans detailing the contiguous 
network of public roadways and utilities serving the proposed lots. Page 1 of the 
plat illustrates the proposed 4-phase development plan. 
 
BACKGROUND 
This item was previously the subject of a public hearing held before the Hearing 
Examiner on July 12, 2021. Based on the content of that initial proposal, the 
Hearing Examiner remanded the application back to the applicant in his Sept. 29, 
2021 Remand Order. The record from that hearing falls under the same master 
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file number (S2021-104) as this report and is intended to supplement this report 
regarding unchanged plat details. Said Remand Order focused on the interim 
status of a BMS-wide traffic impact analysis (TIA). Because the TIA is not in its 
final form and is not finally approved by the City, the Hearing Examiner was 
unable to assert that, as proposed, the preliminary plat is in the public interest in 
terms of transportation infrastructure improvements’ mitigating for the impacts of 
South Orchard on the affected road network. Further, the Hearing Examiner 
concurred with city staff finding no LUDR provisions for lots exclusively accessed 
from private drives or alleys. 
 
In response to the remand, the plat has been revised by excluding those lots 
proposed to be accessed via private drive or alley. In doing so, the lot count was 
reduced by two. On the topic of the incomplete TIA, revised application materials 
include a memo from TENW (author of the TIA) suggesting certain transportation 
improvements would be reasonable to mitigate traffic impacts of the South 
Orchard proposal. The TENW memo is provided herein as Exhibit 4. 
 
Details in the report below have been updated to reflect the revised application 
materials. Generally, this report is not intended to supersede or override the 
original staff report. Instead, the two reports constitute the full record on this item. 
For instance, comments from other agencies such as WSDOT, the Dept. of 
Ecology, and DAHP remain applicable and should be carried over for 
consideration by the Hearing Examiner.  The body of this staff report remains 
substantially similar to the July 12th report. Recommended approval conditions 
have been updated and replace conditions contained in the July 12th report.  
 
SOUTH ORCHARD LAND USE DATA 
Gross planning area = 194.54 acres 
Net planning area = 128.3 acres 
Area of ROW’s = 35.65 acres 
Area of tracts = 30.59 acres 
Average residential lot size = 9,177 square feet  
Smallest residential lot = 4,581 square feet 
Largest residential lot = 29,627 square feet 
 
LOCATION 
The South Orchard preliminary plat site is located within the southwesterly-most 
portion of Richland known as Badger Mountain South. Describing the broader 
locational context, the Badger Mountain South area (Figure 3 – LUDR Map, 
below) appears as an appendage of the Richland city limits boundary generally in 
the southwest sector of the City which, as the name implies, is on the south side 
of Badger Mountain. Within Badger Mountain South, the South Orchard site lies 
adjacent to the southernmost boundary; adjacent to the Richland city limits line. 
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Figure 2 – Land Use/Zoning Map 

 
LAND USE 
The subject property is part of the Badger Mountain South Subarea Plan, which 
was developed in 2010. The plan calls for the development of a master planned 
community known as Badger Mountain South which is intended to be a mixed 
use, walkable and sustainable community of up to 5,000 dwelling units. The plan 
calls for small lot residential development with some multi-family, commercial and 
office uses with generous open spaces and extensive pedestrian trails. In 
recognition of the intended unique character of the master planned area, the City 
worked with Nor Am Investment, LLC to adopt a set of development regulations 
which specifically apply to the Badger Mountain South Subarea Plan known as 
the Land Use and Development Regulations (LUDR). The City also adopted a 
Planned Action Ordinance (RMC 19.50.030) for the subarea based on a 
supplemental environmental impact statement which was prepared for the 
master planned community.  
 
LUDR PROVISIONS  
Because it belongs to a master planned community, the plat of South Orchard 
benefits from previous planning efforts aimed at streamlining the platting process 
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and environmental review procedures discussed further in this report. The 
subject property and all immediate surrounding properties included in the Badger 
Mountain South Subarea are subject to the master plan and LUDR regulations. 
The following BMS zones are applied to the project site: Neighborhood General 
(NG), Neighborhood Edge (NE), Neighborhood Collector (NC), Civic and Civic 
Overlay.  

Neighborhood General (BMS-NG): The Neighborhood General (BMC-NG) 
District comprises the majority the Badger Mountain South community. This 
District is primarily residential in character. A variety of housing options are 
provided to meet the needs of the community. The residents of these Districts 
are within walking distance of schools, parks, trails, and commercial centers 
supporting the vision of the community. Single-family houses are accommodated 
on a variety of lot sizes allowing a range of housing options from cottages to 
large, detached structures. Smaller-scale Multi-family housing options such as 
Mansion Apartments, Duplexes and Courtyard Housing, are also accommodated 
when certain siting conditions are met. Additional housing units are permitted in 
this District through the use of Accessory Units. (LUDR 3.D) 
 

Neighborhood Edge (BMS-NE): The Neighborhood Edge (BMC-NE) 
District is solely residential in character. The houses and lots in this District tend 
to be a larger scale than the Neighborhood General District. These Districts are 
typically located along the periphery of the community. Single-family houses and 
lots are provided in a range of sizes up to large custom homes on 1/4 to 1 acre 
lots. Houses are typically accessed by streets, on lots without Alleys. Lots are 
larger to accommodate front street access driveways. Setbacks are deeper to 
create a more verdant character. 
 

Neighborhood Collector (BMS-NC): The Neighborhood Collector (BMC-
NC) District is found within each of the five residential neighborhoods that 
comprise Badger Mountain South. These Districts add diversity to the housing 
found in Badger Mountain South, complement future transit expansion, and 
provide opportunities to establish intergenerational neighborhoods. They are 
located primarily along Collector Streets and at the primary entrances to the 
neighborhoods as shown on the Regulating Plan in Section 2.B. The 
Neighborhood Collector District is primarily residential that provides a variety of 
housing. Mixed-Use and Live/Work Buildings in this District provide the flexibility 
for these areas to accommodate neighborhood-scale commercial uses that 
respond to the evolving needs of the community as it grows. Stand-alone, 
smaller-scale Neighborhood Goods and Services Buildings that serve the needs 
of the residents, such as churches and day cares, are encouraged in this District. 

 
Neighborhood Collector (BMS-NC) w/overlay: The Neighborhood Collector 

(BMC-NC) District with Overlay is applied to the southwesterly-most corner of the 
South Orchard preliminary plat site. The LUDR land use table (Section 2.C) limits 
this zone to development with “storage” uses exclusively. The LUDR defines 
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storage as “A building or facility that is designed to leave or place materials or 
other items in.” (page 14-4) 

 
BMS Civic: Permitted land uses in the Civic District are limited public 

facilities (schools), public & private recreation and cultural facilities, places of 
worship, solar panel arrays, vineyards, telecommunication facilities and parking 
lots.  
 

 
 

Figure 3 – Regulating Plan for Land Use and Urban Form 
(Section 2.B, BMS LUDR) 

 
The land use table on page 2-3 of the LUDR lists permitted uses in each BMS 
zone. Section 3 of the LUDR lists development standards including dimensional 
requirements such as minimum setbacks, to guide development in each zone.  
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Figure 4 – Trail Layout Plan  
 
Trail Standards 

The LUDR identifies a system of pedestrian trails throughout the master planned 
community. South Orchard proposes a total of 20,052 linear feet of trails (Exhibit 
2) and the MACR indicates a Master Agreement credit of 17,497 linear feet of 
trails which translates to the availability of 1,093 residential units. Combined with 
the 440 residential units made available through the provision of 6.6 acres of 
parks, this plat is allotted a maximum of 1,534 residential units on a concurrency 
basis as established in the BMS Master Agreement. Sheet C004 of Exhibit 2 
provides a detailed breakdown of each trail-type and their associated lengths. 
Page 3 of the MACR lists trail and parks credits. The design standards for trails 
are provided in Section 5.I of the LUDR. Page 5 of the Master Agreement 
Consistency Recommendation (MACR – Exhibit 5) outlines green infrastructure 
concurrency calculations in fulfilling the plats’ obligation schedule. In this case, 
construction of the new trails fulfills the plats’ green infrastructure obligations. 
The improvement schedule is outlined in Exhibit D of the BMS master 
agreement.  
 
On the matter of trails, the Benton County Public Works Department previously 
submitted a comment letter requesting the trail proposed on the north side of and 
parallel to Reata Road, be constructed to Urban Trail standards as depicted in 
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LUDR Section 5 where the LUDR only calls for the trail to meet Secondary Trail 
standards. The primary difference between the two trail types is, Urban Trails 
offer a twelve (12) foot-wide paved trail surface and Secondary Trails are five (5) 
foot-wide soft-surface trails (i.e., wood chips or gravel). Said comment letter 
belongs to the July, 12 hearing record.  
 
The revised plan set (Sheet C005, Exhibit 2) ignores the request by Benton 
County, by indicating secondary trail to be constructed along the north side of 
Reata Road. Planning staff generally supports the concept of enhancing the trail 
on the north side of Reata Road but will leave it to the Hearing Examiner to enter 
such a condition, as the current proposal meets the existing LUDR provisions.   
 

 
 

Figure 5 – Regulating Plan for Streets 
Street Standards 

The plat includes a planned half-mile segment of Gage Blvd which is planned to 
be a 2-lane arterial collector street. Eventually, Gage Blvd will extend from the 
southern boundary of the proposed plat at Reata Road and continue northeast 
where it will connect to the preliminary plat of Sienna Hills. The segment in South 
Orchard will be the southernmost connection point at Reata Road. In total, South 
Orchard proposes approximately 31,300 linear feet (5.9 miles) of new roadways. 
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Block Standards 
Section 7.B of the LUDR establishes requirements for the configuration of blocks. 
This section of the LUDR restricts block length from exceeding 1,000 feet. The 
maximum block length proposed by South Orchard is approximately 1,045-feet. 
As allowed in Section 7.B.3 of the LUDR, portions of the site include non-
orthogonal street networks in response to topographical and site constraints. 
Road “O” between intersections of Road “F” and Morningside Parkway has a 
length of 1,220 feet between roadways; however, one location along its length 
gives way for trail access to the Orchard Green open space. Considering the trail 
access to green space, school site, and park site, the MPA recommends the 
block length is acceptable; City Planning staff concurs. 
 
The block on the south side of Alison Way between tract 491 and Morningside 
Parkway measures approximately 1,250 feet. Tract 497 (for landscape & trail) 
serves to interrupt this block. This method of reducing block length is acceptable 
and has been used in other BMS plats for the same purpose. 
 
 Density Requirements 
The South Orchard project will result in 475 lots available for, but not exclusively 
limited to, residential development. Two lots are designated for multi-family 
development and several parcels are designated for open space/civic land uses. 
Chapter 7.C of the LUDR establishes density targets for each of the 
neighborhoods within the Badger Mountain South community. The South 
Orchard site falls within the South Orchard neighborhood (page 7-3 of the LUDR) 
which sets a minimum target of 540 units and up to a maximum of 650 units with 
at least 10% of the areas designated as Neighborhood Collector to be used for 
multi-family developments or commercial space. Neighborhood Collector zoning 
is applied to 6.56-acres of the plat site. 
 
Exhibit D (page D-6) of the Badger Mountain South Master Agreement, estimates 
that the South Orchard neighborhood will contain 760 residential units. This 
target exceeds the LUDR target. Staff offers no explanation for this discrepancy. 
 
The MACR (Exhibit 5) indicates lots will be developed with a combination of 
single-family and multi-family residential homes. Page 4 of the MACR indicates a 
total of 631 residential units (RU) are anticipated. This figure falls well below the 
1,093 residential units available on a concurrency basis. Pursuant to the LUDR 
Section 1.G(5), final plats must identify housing types allowed on each lot. 
Section 7.C of the LUDR sets an overall BMS-wide community goal of achieving 
a composition of 60 percent single-family housing and 40 percent multi-family 
housing. Currently a majority of the developed BMS land area is comprised of 
single-family homes. Development of this plat will potentially contribute toward 
meeting the stated 40 percent multi-family housing goal as allowed per BMS 
zoning. However, lots in the Neighborhood Collector zone do not appear to be 
sufficiently sized to accommodate more than two units each. Planning staff will 
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need to periodically examine the single-family/multi-family development ratio 
based on permit-types, to ensure South Orchard achieves the 60/40 ratio.    
 
 Procedural Requirements 
Section 1H of the LUDR together with 19.50 RMC, require that a Master 
Agreement Consistency Determination (MACD) be issued by the Planning 
Manager for any development proposal located within the Badger Mountain 
South master planned community. This determination is made after consultation 
with the Badger Mountain South Master Plan Administrator (Larry White of Nor 
Am). The Master Agreement Consistency Recommendation was included with 
the plat application. Staff has reviewed MACR together with the TENW memo 
dated October 18, 2021 (Exhibit 4) and has decided to issue a Master Agreement 
Consistency Determination (Exhibit 6) as justified through the application of 
recommended approval conditions.  
 
SITE DESCRIPTION & ADJACENT LAND USES 
The site consists of gently rolling hills, which are under agricultural production. 
South Orchard abuts the existing single-family residential neighborhood of 
Sunshine Ridge to the east. The South Orchard site is bordered by the city limits 
line along the south and west plat boundaries.  
 
Previously cleared for agriculture, the site is currently devoid of any woody 
vegetation such as sagebrush. As depicted in the site photos taken by city staff 
(Exhibit 9) in June of 2021, the site is covered with some grasses and other non-
woody plants.  
 
Adjacent properties to the north and to the west are currently vacant. Parcels on 
the south side of Reata Road (Benton County jurisdiction) contain single-family 
homes, the Badger Mountain Irrigation District (BMID) office and an electrical 
sub-station. This segment of developed land narrowly separates Reata Road 
from Interstate-82. Development potential of vacant land to the north is outlined 
in the BMS LUDR. To the east lies the single-family residential neighborhood of 
Sunshine Ridge. 
 
CRITERIA FOR PRELIMINARY PLAT APPROVAL 
Section 24.12.053 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); and 

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, 
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sanitary wastes, parks and recreation, playgrounds, schools and school 
grounds and all other relevant facts, including sidewalks and other 
planning features which assure safe walking conditions for students who 
only walk to and from school; and 

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: April 19, 2021 
Notice of Remand Hearing Mailed: November 3, 2021 
Notice of Remand Hearing Posted: November 3, 2021 
Notice of Remand Hearing Published: November 5, 2021 
Remand Public Hearing: November 17, 2021 
 
A combined notice of application and public hearing for the remand was provided 
by mailing notices to property owners within 300 feet.  Public hearing notices 
were distributed through posting of the property, publication in the Tri-City Herald 
newspaper, and placement on the City’s website. Copies of the notices and 
affidavits are included in Exhibit 10. 
 
SEPA 
A Supplemental Final Environmental Impact Statement was completed for this 
site at the time the City adopted the subarea plan for the Badger Mountain South 
area in 2010. The property was annexed at that time and the City adopted a 
Planned Action Ordinance (19.50 RMC). The effect of the Planned Action 
Ordinance is that standard SEPA review is not required, provided that any project 
proposed within the boundaries of the master planned community is consistent 
with the master plan and with the mitigation measures identified in the adopted 
SEPA documents. Projects determined to be consistent with the subarea plan, 
the master agreement between the City and Nor Am Investment and the 
mitigation measures enumerated in the adopted SEPA documents are issued a 
Planned Action Consistency Determination (PACD).  
 
PUBLIC COMMENTS 
Owners of all properties within 300-feet of the plat site were directly notified of 
the project by way of USPS mailing. In response to the remand public hearing 
noticing city staff received no comments from the public regarding the proposed 
plat.  
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AGENCY COMMENTS 
A variety of public agencies and City departments were given an opportunity to 
comment on the revised proposal. Comments from the Richland Public Works 
Department are incorporated into the list of approval conditions inserted at the 
end of this report.  
 
The City of West Richland commented (Exhibit 7) to the effect that this 
preliminary plat review should not proceed until the necessary transportation 
improvements, based upon an approved updated traffic impact analysis, have 
been determined. Staff suggests applying the improvements listed in the TENW 
memo as approval conditions and precluding final plat approval until said TIA is 
complete. Transportation infrastructure improvements therefrom are included in 
recommended approval condition #17. 
 
In response to the city’s referral, other agencies submitted written comments 
which are incorporated to the July 12th hearing staff report record. Most of the 
agencies which commented on the first project referral did not submit duplicate or 
revised comments. Considering the minimal plat revisions between the two South 
Orchard proposals it may be safe to presume the commenting agencies intend 
for their initial comments to carry-over to the current proposal. All agency 
comments are provided in Exhibit 11.  
 
UTILITY AVAILABILITY 
The project will be served by City domestic water, sewer, and electrical power 
services. Utilities will serve the plat by way of extension from the greater Badger 
Mountain South area to the north. Site-specific development conditions provided 
at the end of this report address extension of utilities to and within the site. 
 
TRANSPORTATION 
Access to South Orchard from within BMS will come from the north through 
extension of “Road A” as identified in the plat exhibit. Road A leads to South 
Orchard from the north and straddles the westerly plat boundary.  Initially, the 
plat will have four points of access; they are: 1) from the Reata Road/Gage Blvd. 
intersection, 2) from Morningside Parkway at Allison Way, 3) the Road A/Reata 
Road intersection, and 4) Road A from the north. As future plats are developed 
on land to the north, Gage Blvd. will eventually connect to Queensgate Drive 
which will accomplish the first City street connection between BMS and the 
existing neighborhoods in south Richland. Other roads in the plat will tie into the 
greater BMS road network, adding three other points of connection. 
 
The BMS Master Agreement outlines the need to evaluate and improve the 
performance of certain roadways and intersections, many of which focus on the 
westerly boundary of the overall community where Dallas Road and Interstate-82 
interact. The Master Agreement uses peak PM vehicle trip-count triggers at 
certain intervals (i.e. 600 peak pm trips and 1,000 peak pm trips) as the basis for 
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these road performance studies and their associated improvements. Currently 
the BMS community generates approximately 980 peak PM vehicle trips. Note, 
there are two other BMS preliminary plat applications in interim status which will 
add approximately 250 units to the trip count calculator. The BMS master 
agreement dictates the timing and implementation of necessary transportation 
improvements as they relate to cumulative traffic volumes. Although still in draft 
form, the TENW TIA has been sufficiently developed to identify specific 
improvements which will reasonably mitigate the traffic impacts associated with 
development of South Orchard. Additionally, approval conditions preclude final 
plat approval until the TIA has been approved and adopted by the City.  
 
The City and other affected agencies are currently in the process of evaluating 
the TIA to determine the details surrounding each roadway and intersection 
improvement category.  
 
In response to the first referral, the comment letter submitted by the Benton 
County Public Works office requested traffic control infrastructure at both of the 
plats’ intersections with Reata Road and to relocate the intersection of Gage Blvd 
and Reata Road to align Gage Blvd with E. Badger View Drive (county). This 
road realignment request implies the need for substantial design changes to the 
plat. City of Richland Public Works staff does not support relocating the 
intersection. The City is currently negotiating with Benton County for the transfer 
of the adjacent segment of Reata Road right-of-way to the City.  
 
The City has received a code amendment application (CA2021-108) to update 
various provisions of the LUDR. Amendments propose revising the standard 
street cross sections throughout Badger Mountain South.  The developer has 
been consulting with Public Works regarding the anticipated cross section 
changes and how to properly apply the proposed road standards in anticipation 
of the LUDR update being completed.  This project shall utilize street cross-
section designs as proposed in the LUDR amendments by NorAm and their 
engineer in a separate code amendment application. The proposed road sections 
more closely match city-wide road standards, which are wider than currently 
developed roads in BMS and provide greater motorist safety. Staff has not 
required a Deviation as the proposed standards exceed existing LUDR road 
standards.  
 
ANALYSIS 
Preliminary plat application approval criteria (RMC 24.12.053) are reprinted here, 
with a summary of how the application complies with each 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 
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the Hearing Examiner conduct a public hearing and make recommendation to the 
City Council. These steps have been followed to date.  
 
Section 24.04.060 of the RMC specifies that when the City enters into a 
development agreement governing the development of a master planned 
community of over 1,000 acres, the provisions of the agreement supersede the 
provisions of the City’s subdivision regulations.  In this case, the Badger 
Mountain South LUDR takes precedence over the standards contained in the 
subdivision regulations.  
 
With respect to lot dimensions, there are some concerns about the lots fronting 
the cul-de-sac bulbs of Roads “F”, “M” and “L”; as pie-shaped lots have proven 
problematic in meeting maximum (20’) front setback limitations in the 
Neighborhood General zone, in which they are proposed. On survey Sheet C001 
(Exhibit 2), note #3 states the need for setback deviations for some lots. Staff 
discourages this approach because the applicable setbacks are known at this 
stage of project development. Instead, the plat should be designed around the 
building setback requirements of the underlying BMS zone. Proposed approval 
condition #83 addresses this concern by recommending restricting the approach 
described in note #3; thereby notifying the developer that all lots proposed on 
final plats shall be designed to reasonably accommodate home construction 
within the setback limits imposed by the LUDR. 
 
Certain LUDR provisions can only be addressed at the time home building 
permits applications are received by the City. Notice of these LUDR requirements 
will be provided through notes on the final plat document, thereby informing 
future lot purchasers that homes constructed within the plat will have to be 
provided with fire sprinkler systems; that home builders will be subject to park 
mitigation fees; and that future construction will have to meet the sustainability 
standards contained in Section 12 of the LUDR and with the design requirements 
established within Sections 3 and 8 of the LUDR.  
 
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 
facets, including sidewalks and other planning features which assure safe 
walking conditions for students who only walk to and from school. 

 The proposed plat proposes roughly 30.6-acres of open spaces/civic 
zones available for parks and recreational amenities such as open-
spaces, parks, and trails. Additionally, each home will contribute to 
development of parks through payment of parks impact fees. 

 The plat includes a plan for grading and drainage. The provisions of the 
planned action for Badger Mountain South requires that the Department of 
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Ecology Stormwater Management Manual for Eastern Washington be 
used in the design of drainage plans. 

 The proposed street system will provide access from Reata Road, Gage 
Blvd. and other new roadways coming-in from the north. Richland’s 
Comprehensive Plan indicates Reata Road is classified as a major 
collector roadway in the Badger Mountain South community. All streets 
within the project will be public streets built to the standards identified in 
the proposed LUDR amendment. 

 The plat will create a segment of Gage Blvd. connecting to Reata Road. 
 The site is located within the Ben Franklin Transit service area, but no bus 

service is currently provided to the neighborhood. The transit service was 
given an opportunity to comment on the preliminary plat proposal but did 
not provide any comments to the City. 

 The plat will be served by City domestic water. Capacity is available within 
the City’s system to provide for both domestic water and fire flow needs.  

 The plat will be served by Badger Mountain Irrigation District. In the recent 
past, the district provided water to the agricultural uses on-site. 
Conversion of the property from agricultural to residential uses will not 
result in an increase in the amount of irrigation water usage.  

 The plat will be served by City sewer. The City system has capacity to 
serve the proposed development.  

 The plat will be served by City electrical energy. The City system has 
adequate capacity to serve the project. 

 The plat includes provisions for recreation in the form of developing 1,225 
linear feet of urban pedestrian trail located within a green space tract 
previously created as a separate parcel. All roadways within the plat will 
be developed with sidewalks built to LUDR standards. A contiguous 
sidewalk network throughout the Badger Mountain South area will 
contribute to recreational opportunities for residents. The LUDR 
regulations call for the payment of a park mitigation fee for each dwelling 
unit constructed within the plat. Additionally, page 3 of the Master 
Agreement Consistency Recommendation (MACR) (Exhibit 3) specifies a 
schedule for green infrastructure improvements which result in the 
construction of 20,052 linear feet of trails in their various form tied to 
development of this plat.  

 The project provides for walking paths and sidewalks throughout the 
subdivision which will accommodate and provide safe walking routes and 
conditions for school children walking to and from the future planned 
school site.  

 The site is located within the Kennewick School District. The District owns 
property surrounded by the plat site, which it intends to develop with a 
future school.  

C. The public use and interest will be served by the platting of such subdivision 
and dedication:  
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As conditioned the proposed project is in the best interest of the public for the 
reasons of expanding the City’s utility and transportation network, enhancing 
transportation connectivity, increasing parks/open-spaces, and by contributing to 
meeting housing demands.  
 
D. The application is consistent with the requirements of RMC 19.60.095, which 

states: No development application for a Type II or Type III permit shall be 
approved by the city of Richland unless the decision to approve the permit 
application is supported by the following findings and conclusions: 

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

The proposal is largely consistent with the subarea plan and with the provisions 
of the LUDR however certain revisions should be reflected in final plat 
submittals. Necessary revisions include those transportation improvements 
stated in condition #17, modifying certain lots to accommodate setback limits, 
and applying road standards in proposed code amendment file # CA2021-108. 
 

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

Chapter 22.09 is the City’s adoption of the State Environmental Policy Act 
provisions. The project falls under the Planned Action Ordinance (RMC 
19.50.030) adopted by the City in 2010, which is based on the Supplemental 
Final Environmental Impact Statement prepared for the Badger Mountain South 
Subarea Plan. The project application comes at a time when a BMS-wide TIA 
remains in-progress. Benton County’s request to relocate the Gage Blvd./Reata 
Road intersection in the plat is not supported by Richland’s Public Works office, 
and as previously indicated, negotiation over transferring the Reata Road right-
of-way to the City of Richland is occuring. Instead, the City intends to apply 
certain road improvement conditions to project approval. These conditions do 
not call for said intersection to be relocated.  
 

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

The project is largely consistent with the BMS Master Agreement, LUDR 
provisions and most of the applicable development regulations. Therefore, the 
development would be considered beneficial to public health, safety and welfare 
and will be in the public interest once certain issues are accounted for by way of 
design. 
 

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 
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strategies to raise the level of service above the minimum level of 
service are made concurrent with development. For the purposes of 
this section, “concurrent with development” means that required 
improvements or strategies are in place at the time of occupancy of 
the project, or a financial commitment is in place to complete the 
required improvements within six years of approval of the 
development. 

The project must follow the environmental mitigation as specified in the City’s 
adopted planned action ordinance. As such, the development is tasked with 
improving transportation facilities to prevent affected roadways from falling below 
a level of service D. The BMS Master Agreement, Exhibit B, lists a series of 
transportation-related improvements and study requirements and their 
associated triggers in terms of peak p.m. vehicle trip volumes. To date, 
development BMS-wide, is generating 980 peak p.m. trips. This number 
surpasses the 600-trip count trigger used in three of the transportation 
improvement triggers; they are: widening the Dallas Road left turn lane for 
southbound to eastbound turns onto the I-82 freeway ramp, installation of a right-
turn lane for westbound off-ramp approach and left turn lane for eastbound 
Dallas Road approach, and improvements to the Dallas Road/Trowbridge Blvd 
intersection. Each improvement is to be based on the recommendations of a 
comprehensive traffic impact analysis (TIA) prepared at the developer’s (NorAm) 
expense. This TIA has recently been provided to the City and is under review by 
the City and other affected agencies. South Orchard preliminary plat conditions 
of approval borrow recommendations from said transportation improvements and 
are applied as recommended conditions of approval.  TENW is currently 
reviewing City comments on the TIA. The City Public Works staff are confident 
their recommended conditions of approval adequately mitigate the transportation 
impacts of the 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. 

The conditions of approval recommended for this project are as a direct result of 
imposing City design standards and development standards as contained in the 
LUDR and in the environmental mitigation conditions identified in the modified 
environmental checklist and are directly related to the impacts of the proposed 
development. 
 
STAFF RECOMMENDATION 
Based on the following findings and conclusions staff recommends approval of 
the preliminary plat application for the South Orchard preliminary plat (S2021-
104) subject to the list of approval conditions contained herein. 
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FINDINGS AND CONCLUSIONS 
Findings of Fact: 

1. The Richland Comprehensive Plan for this area is the Badger Mountain 
South Subarea Plan. The project site is located within the Badger Mountain 
South Master Planned Community. The property is subject to the 
provisions of the Land Use and Development Regulations (LUDR) adopted 
for this planned community.   

2. The proposed plat lies within the South Orchard neighborhood area 
identified in section 7.D of the Badger Mountain South LUDR. 

3. The provisions of the LUDR establish target densities for each 
neighborhood within the Badger Mountain South planned community. The 
South Orchard neighborhood cumulatively anticipates for a minimum of 
540 units and a maximum of 650 units.  

4. The proposed preliminary plat consists of a 194.5-acre site into 475 lots 
and twenty-nine (29) tracts.  

5. The Master Agreement Consistency Recommendation (MACR) anticipates 
631 residential units. 

6. The preliminary plat of South Orchard was previously approved in nearly 
identical form to the current proposal. Said plat approval expired earlier this 
year. 

Conclusion of Law: 
The proposed preliminary plat is consistent with the BMS Sub-Area Plan 
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 master plan. 
 
Findings of Fact: 

7. The site is subject to both the provisions of the Land Use and 
Development Regulations (LUDR) for the Badger Mountain South Master 
Planned Community and the Master Agreement between the City of 
Richland and Nor Am Investment, LLC.  

8. All proposed developments subject to the Badger Mountain LUDR 
regulations are required to be reviewed by the Badger Mountain South 
Master Plan Administrator (MPA). The Administrator has issued a Master 
Agreement Consistency Recommendation (as provided for in Section 1.H 
of the LUDR) stating that the application meets the terms and obligations 
of the approved Master Agreement and the requirements of the LUDR. 

9. City staff reviewed the application and the Master Agreement Consistency 
Recommendation and issued a Master Agreement Consistency 
Determination as required by the LUDR. 

10. Certain pie-shaped lots fronting the bulb of cul-de-sacs are designed such 
that it will be impractical for homes placed thereon to meet the maximum 
front setback limits of the respective residential zone.  
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11. The revised plat design maintains note #3 on sheet C001 (Exhibit 2) and 
increases the number of lots potentially unable to comply with the 20-foot 
maximum front setback set in the LUDR. 

Conclusion of Law: 
Not all lots within the proposed subdivision are designed to allow for 
consistency with the provisions of the Badger Mountain South zoning 
regulations.  
 
Findings of Fact: 

12. Section 24.12.053 RMC, sets preliminary plat review standards requiring 
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 which assure safe walking 
conditions for students who only walk to and from school.   

13. The proposed preliminary plat includes provisions for the extension of 
domestic and irrigation water lines, electrical power lines, and sewer lines 
to serve the project. 

14. The preliminary plat includes provisions for the construction of a pedestrian 
trail system which is consistent with the trail layout plan set forth in the 
LUDR. 

15. The project calls for the development of trails in a schedule which is 
consistent with the green infrastructure improvements called for in the 
Master Agreement between the City and Nor Am investment, LLC. 

16. Both the MACR and the preliminary plat document indicate 20,025 linear 
feet of trails to be constructed.  

17. The plat illustrates three park sites (Orchard Green) totaling 19.7 acres, to 
be developed in phases 1 & 2.  

18. According to Municipal Code (Chapter 22.12), the project is subject to 
payment of park mitigation fees, which will be used to fund future park 
improvements within the Badger Mountain South Master Planned 
Community. 

19. The Badger Mountain Subarea Plan identifies sites for future public 
schools. The South Orchard surrounds, but does not include, a 14-acre 
school currently owned by the Kennewick School District.  

20. The proposed plat includes provisions for sidewalks and trails as set forth 
in the LUDR. 

21. No bus service is currently provided in the vicinity of the project site. The 
Benton Franklin Transit Authority was given an opportunity to comment on 
the project but did not provide any comments.  

22. City staff and other utility providers reviewed the project and have 
recommended specific conditions of approval as listed in this report. 
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23. The plat drawing does not represent transportation improvements required 
by the BMS Master Agreement nor those proposed in the traffic impact 
analysis by TENW and as contained in the TENW memo (Exhibit 4).  This 
type of discrepancy is addressed by way of recommended approval 
conditions. 

Conclusion of Law: 
The proposed preliminary plat provides 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 which 
assure safe walking conditions for students who only walk to and from school. 
 
Findings of Fact: 

24.  The City has adopted a Planned Action Ordinance for the Badger 
Mountain South Master Planned Community. 

25.  Under the provisions of the Planned Action Ordinance, projects are not 
reviewed through standard State Environmental Policy Act provisions. 
Rather, review is conducted to determine if the proposed project is 
consistent with the mitigation measures enumerated in the master 
agreement.  

26.  The comment letter from the Washington State Department of 
Archaeology and Historic Preservation dated June 24, 2021, requests a 
professional archaeological survey be performed and the results thereof to 
be submitted to the Department for review prior to beginning ground-
disturbing activities. 

27.  The Badger Mountain South Final Supplemental Environmental Impact 
Statement does not address potential impacts of the development on 
cultural/historic resources. 

28.  Pursuant to RCW 43.21C.440.3(b) a county, city, or town is not required to 
make a threshold determination and may not require additional 
environmental review, for a proposal that is determined to be consistent 
with the development or redevelopment described in the planned action 
ordinance […]. 

29.  The need for a transportation improvement analysis has recently been 
triggered. The City is currently in the process of reviewing the traffic 
impact analysis by TENW; the required improvements stemming 
therefrom have yet to be finalized. The plat of South Orchard comes at a 
time when transportation improvements resulting from said TIA should be 
represented in the proposed plat. In lieu of a complete TIA, staff proposes 
to apply certain conditions of approval stated in the TENW memo dated 
October 18, 2021 (Exhibit 4) and as restated in the proposed approval 
conditions. 

30.  Based on the TENW memo dated October 18, 2021 (Exhibit 4) together 
with the conditions of approval recommended by the Richland Public 
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Works office, Planning staff issued a Planned Action Consistency 
Determination (PACD) (Exhibit 7). 

31.  Planning staff issued a Master Agreement Consistency Recommendation 
(MACD) for the revised plat, on November 3, 2021 (Exhibit 6).  

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 Critical Areas 
Ordinance are complete. 
 
Findings of Fact: 

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

33. The provisions of the planned action ordinance call for the applicant to 
conduct traffic studies at the time that Badger Mountain South project 
generates 600 peak hour trips at the intersection of Dallas Road and the 
Trowbridge Blvd. The ordinance further calls for applicants to construct 
improvements as identified in future traffic studies.  

34. A traffic study for Badger Mountain South is currently under review. 
35. The set of recommended approval conditions listed herein requires the 

applicant to construct transportation improvements listed in the TENW 
memo dated October 18, 2021 and to preclude final plat approval until the 
TENW TIA has been finalized.  

Conclusion of Law: 
Recommended approval conditions ensure consistency with the provisions of 
RMC 19.60.095. Mitigating transportation improvements derived from the 
traffic impact analysis by TENW and as further recommended by Public Works 
staff, are applied as approval conditions. 
 
Overall Conclusion: 
Based on the above findings and conclusions, City staff issued a Planned 
Action Consistency Determination and a Master Agreement Consistency 
Recommendation for the plat subject to the conditions of approval listed 
herein. City staff recommends the plat be approved subject to the 
preliminary conditions of approval listed below. 
 
PRELIMINARY CONDITIONS OF APPROVAL 
1. Street names are not reviewed or vested until construction plans are 

submitted for review.  The street names included on the pre-plat may not be 
approved or available during the construction plan review process. 

 
2. If any of the small tracts have the potential to one day become building lots, 

utility stubs should be provided to them to avoid the need to cut new streets.  
 
3. Any future storm drainage tracts will be dedicated to the city for ownership. 

The “Tract Note” on sheet C001 of the pre-plat should be amended to 
include this. 
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General Conditions: 
4. All final, approved plans for public improvements shall be submitted prior to 

pre-con on a 24” x 36” hardcopy format and electronically in .dwg format 
compatible with the City’s standard CAD software.  Addendums are not 
allowed; all information shall be supplied in full size (and electronic) format.  
Electronic copies of the construction plans are required prior to the pre-con 
meeting along with the multiple sets of paper drawings.  When construction 
of the public infrastructure has been substantially completed, the applicant 
shall provide paper and electronic record drawings in accordance with the 
City’s “Record Drawing Requirements”. The electronic record drawings 
shall be submitted in an AutoCAD format compatible with the City’s 
standard CAD software.  The final record drawings 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.  

 
5. A copy of the construction drawings shall be submitted for review to the 

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

 
6. Any work within the public right-of-way or easements or involving public 

infrastructure will require the applicant to obtain a right-of-way construction 
permit prior to beginning work, per RMC Chapter 12.08.  The applicant shall 
pay a plan review fee based on a cost-per-sheet of engineering 
infrastructure plans. This public infrastructure plan review fee shall apply 
each time a project is submitted for review.  This fee will be different for 
commercial projects versus subdivision projects.  Please visit the Public 
Works Private Development page on the City’s webpage to find the current 
per-sheet fee.  A permit fee in the amount equal to 3% of the construction 
costs of the work within the right-of-way or easement will be collected at the 
time the construction 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 approved plan submittal.   

 
7. 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 
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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 plat acceptance. 

 
8. 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. 

 
9. All plan sheets involving construction of public infrastructure shall have the 

stamp of a current Washington State licensed professional engineer. 
 
10. 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: 
11. 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, Public Infrastructure Design Guidelines 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. Fire hydrant location shall be reviewed and approved by the City Fire 
Marshal. 

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

d. 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. 

e. 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. 

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

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

h. 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 mailboxes.  All electrical 
appurtenances such as transformers, vaults, conduit routes, and 
streetlights (including their circuit) need to be shown in the plan view. 
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i. The contractor shall be responsible for all public infrastructure 
construction deficiencies for a period of one year from the date of the 
letter of acceptance by the City of Richland. 

j. 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. 

 
12. 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: 
 2-inches compacted gravel, minimum (temp. SEVA only). 
 2% cross-slope, maximum. 
 5% slope, maximum.  Any access road steeper than 5% shall be 

paved or be approved by the Fire Marshal. 
 Be 20-feet in width. 
 Have radii that are accommodating with those needed for City Fire 

apparatus. 
 
13. Secondary emergency vehicles accesses (SEVA’s) shall be 20-feet wide, 

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

 
Survey Monument Destruction: 
14. 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. 

 
1. No survey monument shall be removed or destroyed (the 

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

2. 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)). 

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

 
a. 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. 
 

b. 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: 
15. The South Orchard preliminary plat is subject to the City’s traffic impact fee 

program (RMC 12.03).  The program includes street and intersection 
improvements sufficient to mitigate the off-site impacts of this project. The 
developer of this proposed project may receive credit for construction of the 
improvements listed in RMC 12.03. 

 
16. Projects either completed and occupied or approved for future development 

within Badger Mountain South have resulted in traffic generation that 
requires an update to the Badger Mountain South Traffic Impact Analysis as 
identified in Exhibit B, Section 5.3 of the Master Development Agreement.  
Final plat approval will not be granted for the first phase of this project until 
the Badger Mountain South Traffic Impact Analysis is updated and 
accepted by the Public Works Department. 

 
17. This project will create impacts to three intersections that shall be mitigated 

with intersection improvements.   
 

a. The Gage/Reata intersection improvements shall include the 
construction of a roundabout designed for the 2040 anticipated full 
build-out traffic volumes.  This intersection should be completed with 
the phase of construction that connects Gage Boulevard to Reata 
Road. 

b. The Gage/Morningside intersection improvements shall include a 
roundabout or mini roundabout to account for both on-site and 
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planned off-site future peak traffic volumes related to development 
traffic from the west. These intersection improvements shall be 
completed along with the phase that constructs the 
Gage/Morningside intersection. 

c. The Road A/Reata Road intersection improvements shall include a 
westbound right turn lane from Reata onto Road A, and a 
southbound right turn lane from Road A onto Reata. These 
intersection improvements shall be completed along with the phase 
that constructs the Road A/Reata Road intersection. 

 
18. The Gage Blvd./Road N intersection is anticipated as needing a roundabout 

when future development continues the extension of Gage Blvd. to the 
north.  Adequate right-of-way shall be provided at this intersection for the 
anticipated roundabout.  

 
19. The developer shall conduct a preliminary design of Gage Blvd. and Road 

A (horizontal and vertical alignment) to a point at least 500-feet offsite to the 
north, or to its next northerly intersection, whichever is further, to confirm the 
most appropriate alignment.  These designs shall be completed concurrent 
with phase 1. 

 
20. Gage Blvd., Road A and Road N will be classified as “Major Collectors”. 
 
21. On-street parking and driveway accesses for single family lots will not be 

permitted onto Major Collector streets. 
 
22. Morningside Parkway as designed on this proposed pre-plat will be 

classified as a Minor Collector. 
 
23. The curves at the south end of Road A need to be designed with a 

centerline radius compliant with a major collector, per AASHTO design 
guidelines.  The applicable street section for Road A shall include a 
separated pathway for the full length of Road A, as detailed in the LUDR for 
a 2-lane arterial collector. 

 
24. Sheet C002 identifies a road section with a median, however it is not clearly 

identified where that road section is intended to be within the pre-plat.  
Medians shall not interfere with left-turning movements at intersections.  
The developer shall obtain approval from the City’s Traffic Engineer for all 
median designs. 

 
25. Lots fronting on Gage Blvd. shall take access from a rear alley easement.  

Single family residential driveway access to Gage Blvd. will not be 
permitted. 
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26. The City anticipates an update to the LUDR in the near future that will 

revise the standard street cross sections throughout Badger Mountain 
South.  The developer is requested to consult with Public Works regarding 
the anticipated cross section changes and to utilize them in anticipation of 
the LUDR update being completed.  Alternatively, this project shall utilize 
street cross section designs in the LUDR as it exists at the time of 
infrastructure permitting.  

 
27. Road “A” shall be constructed full-width at the time that the phase which 

constructs the lots adjacent to Road A is developed.  The full road section 
(curb, gutter, sidewalk, and pathway) shall be constructed on both sides at 
that time. 

 
28. Reata Road is currently a Benton County road in this area.  Staff at the City 

and Benton County have begun a process to transfer this right of way to 
City jurisdiction.  If this process is not completed all intersections with Reata 
Road must be reviewed and approved by Benton County.  If the process is 
completed as proposed by City and County staff, the intersection designs 
will be reviewed and approved by the City. 

 
29. A note will be included on the face of the final plat stating that no driveways 

will be allowed directly onto Reata Road with the exception of Lot 1. 
Proposed driveways from Lot 1 onto Reata Road will need to be approved 
by the City of Richland Traffic Engineer and Benton County Public Works. 

 
30. A ten-foot public utility easement adjacent to the Reata Road frontage shall 

be provided on the face of the final plat. 
 
31. Sidewalks shall be installed along all public right-of-way frontages that 

building lots do not front on during construction of those phases (e.g., storm 
drainage ponds, parks, HOA tracts, etc.). 

 
32. The developer and his engineer shall demonstrate on the construction 

plans that all future driveways, sidewalks and pedestrian ramps will meet 
City and ADA requirements, and also provide at least 5-feet of separation 
between driveway and/or pedestrian ramp transitions. 

 
33. Pedestrian ramps shall be designed to current City standard details and 

A.D.A. standards.  Adequate right-of-way shall be provided at corners to 
allow for at least 1-foot of ROW behind the ped. ramp landing.  Crosswalks 
between pedestrian ramps shall be designed to City standards.  Crosswalks 
at stop-controlled intersections shall have cross-slopes less than 2%.  
Crosswalks crossing thru-streets shall have cross-slopes less than 5%.  
The road profile shall be designed to accommodate this. 
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34. The vision-clearance triangle shall be shown on all corner lots (including 

access easements that serve multiple homes) on both the construction 
plans and the final plat document, in accordance with RMC Chapter 
12.11.020.  If the intersection is in or within 500-feet of a curve, it will have 
to be evaluated per AASHTO guidelines.  The assumed speeds for sight 
triangle evaluation are 35 mph for Major Collectors, 30 mph for Minor 
Collectors and 25 mph for local streets. This information shall be designed 
by the engineer of record and supplied to the surveyor of record for 
inclusion into the final plat document. 

 
35. All private roads shall be constructed to provide for adequate fire truck & 

solid waste collection truck access & turnaround movements. 
 

36. The proposed 18-foot “rear alley” easements shall be private access ways 
which are for the use and benefit of the homeowners that abut said roads 
and are to be maintained by the adjacent property owners and/or the HOA.  
The City of Richland accepts no maintenance responsibility for these rear 
alley easements. 

 
37. All intersections of private shared driveways and alleys with City streets 

shall be standard commercial driveway drops constructed to City standards. 
 
38. Street signs indicating any restricted parking areas shall be installed prior to 

final platting at the developer’s expense.  The restricted parking areas shall 
be indicated on the construction plans and the final plat. All signage will be 
installed by the developer prior to final platting. 

 
39. All roads shall be constructed to provide for adequate fire truck & solid 

waste collection truck access & turnaround movements.  Homes whose 
sole access is the proposed “rear alley easement” road section may have to 
place their garbage cans at locations acceptable to City solid waste 
collection vehicles. 

 
40. 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 turnarounds 
built at the end of them.  If the temporary turnaround is not located within 
the final plat an easement with a 50-foot radius will be required. 

 
Domestic Water: 
41. Any grading operations that take place near or over the top of the existing 

domestic water main shall ensure that adequate cover remains over the 
water main to protect it from breakage or freezing.  It shall be the 
responsibility of the developer to re-install any water mains that have too 
little (or too much) cover over them as a result of grading operations, or that 
will result in this water main being in a building lot.  This water main needs 
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to be within the roadway whenever possible.  The existing main shall be 
exposed and surveyed at multiple locations as part of the grading permit 
application.  

 
42. In accordance with municipal code, domestic water mains shall be 

extended to the adjoining properties adjacent to the preliminary plat, 
provided they are in the correct pressure zone. 

 
43. If the homes within this preliminary plat are required to install residential fire 

sprinkler systems, the sprinkler systems shall be the flow-through type in 
compliance with the City's cross connection control program. 

 
44. 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.   

 
45. The fire hydrant layout shall be approved by the City Fire Marshal.  
 
46. Domestic water mains shall be extended to adjoining properties adjacent to 

the preliminary plat, where appropriate. 
 

47. In accordance with Richland Municipal Code Chapter 18.16.080, an 
irrigation source and distribution system, entirely separate from the City’s 
domestic water system, shall be provided for this development.  
Construction plans will not be accepted for review until adequate and viable 
proof of an irrigation source is made available by the developer.  The 
designing Engineer shall submit plans for the proposed irrigation system to 
the Irrigation District with jurisdiction over the property at the same time that 
they are submitted to the City for construction review.  Plans shall be 
reviewed and accepted by said irrigation district prior to issuance of a Right-
of-Way permit by the City.  Easements shall be provided on the final plat for 
this system where needed.  

 
Sanitary Sewer: 
48. 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. 
 
49. This preliminary plat may receive City sanitary sewer service only after 

completion of a new sewer pump station and required improvements to the 
existing Dallas Road sewer pump station are completed.  The developer 
shall update the Badger South subarea sewer service plan to reflect current 
planning assumptions for the development and complete the sewer system 
design and construction required to serve this project.  If the developer 
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constructs capacity beyond the needs of this project it will be eligible for a 
latecomer agreement per Richland Municipal Code. 

 
50. 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.  

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

preliminary plat, where appropriate and where grade allows. 
 
Storm Water: 
52. 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.  The 
Developer shall be responsible for compliance with the permit conditions.  
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.  The City has adopted revised standards affecting 
the construction of new stormwater facilities 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. 

 
53. All public storm drainage systems shall have their flow rate and storage 

capacity designed by a professional engineer following the core elements 
defined in the latest editions of the Stormwater Management Manual for 
Eastern Washington, the current Richland municipal codes, the Phase II 
Municipal Stormwater Permit, and the City’s “Public Infrastructure 
Construction Plan Requirements and Design Guidelines”.  The storm water 
calculations shall be stamped by a professional engineer and shall include a 
profile of the storm system showing the hydraulic grade line.  The 
calculations should include an accurate delineation of the contributing 
drainage area to accurately size the stormwater facilities.  Passing the 
storm water downhill to an existing storm system will require an analysis of 
the downstream storm system to determine its capability of accepting the 
storm water without being overwhelmed.  The applicant’s design shall 
provide runoff protection to downstream property owners.  
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54. 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. 

 
55. 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”).  

 
56. Any proposed storm drainage retention facilities within the boundary of the 

proposed preliminary plat shall not adversely affect neighboring properties.  
 
57. Prior to or concurrent with the submittal of the first phase the developer 

shall provide a Geotechnical report including the percolation rate of the soils 
in the area of any storm retention ponds. If the project constructs a storm 
retention pond then the engineer will need to demonstrate that the pond will 
drain itself within 72 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 percolate within 72 hours. 

 
58. As per RMC chapter 24.20.070 and the City of Richland’s Comprehensive 

Stormwater Management Plan, the storm drainage system installed as part 
of this plat may need to be oversized to handle the additional flow from 
future developments in the vicinity.  The storm drainage system for this 
development, both its conveyance and retention / infiltration components, 
shall be designed to effectively manage runoff from upstream properties 
that can be anticipated to convey stormwater onto this property because of 
a pre-development runoff condition, or as a result of flows discharged that 
are in excess of the design storm from the upstream property.  Additionally, 
as this property is upslope of developed properties the stormwater system 
shall include provisions for possible discharge of runoff onto downslope 
properties from storms in excess of the design storm as described above.  
Those provisions may be required to include off-site downslope conveyance 
facilities and/or flowage easements allowing for the conveyance of 
stormwater to and across downslope properties. 

 
59. The amount of post-development storm runoff from the proposed site shall 

comply with RMC Chapter 16.06. 
 

60. Stormwater collection pipes shall be extended to the adjoining properties 
adjacent to the plat, where appropriate and where grade allows. 

 
61. The parcel occupied by the stormwater basin shall be identified as a 

separate parcel or tract on the final plat and shall be dedicated to the City 
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stormwater utility. The design of the basin shall include access features 
meeting the city’s needs for maintenance. 

 
62. The developer shall consider the long-term appearance of the storm basin, 

particularly if it will occupy a prominent location in the development.  The 
City’s typical storm pond maintenance practices consist of semi-annual 
vegetation trimming and silt and debris removal.  If the pond location is 
deemed by City staff as being in a prominent location the developer shall 
design and install fencing and/or landscaping to mitigate the pond’s visible 
character for the surrounding properties.  If the City requires this type of 
treatment to the pond site, the developer may propose landscaping 
treatments consistent with the development and establish maintenance 
responsibilities to remain with the development.  These maintenance 
responsibilities shall be noted on the final plat.  Basins designed as 
detention and evaporative basins need to include plantings that will tolerate 
or thrive in standing water.  Planting designs for areas not routinely exposed 
to water shall include plants that will thrive without irrigation unless the 
developer intends to maintain an irrigated pond site.  At a minimum the 
landscaping plan should be consistent with the City’s intended maintenance 
standard as described above.  

 
63. The developer shall be responsible for landscaping the storm pond and for 

its maintenance and the plantings through the one-year infrastructure 
warranty period.  At 11 months after the final acceptance date the developer 
shall clean the storm system and basin of all accumulated oil, sediment, 
and debris. After this maintenance is completed and inspected the City will 
begin routine maintenance of the system and basin.  The developer shall 
replace any plantings that have failed to survive the warranty period.  The 
developer shall also perform trimmings required to control weeds in excess 
of 18-inches in height for the 12-months following the date of final plat 
acceptance.  

 
Final Platting / Project Acceptance Requirements: 
64. 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.  All final punchlist items shall be completed 
or financially guaranteed prior to recording of the final plat. 

 
65. 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 or 
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rights-of-way 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 final platting. 

 
66. 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.   

 
67. 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. 
 

68. 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. 

 
69. 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 homeowner’s association.  A note shall 
be added to the face of the final plat that states: “The proposed rear alley 
easements shall be private roadways which are for the use and benefit of 
the homeowners that abut said roads and are to be maintained by the 
adjacent property owners or the HOA.  The City of Richland accepts no 
maintenance responsibility for rear alley easements”.  

 
70. A note shall be added to the face of the plat that states: “The private rear 

alley easements within this plat are fire lanes and parking is restricted.  
The required no-parking signs shall be installed by the developer where 
applicable.” 

 
71. All landscaped areas within the plat that are in the public Right of Way 

shall be the responsibility of the property owners to maintain. 
 

72. A one foot “No access / screening easement” will be required along the 
Reata Road, Gage Blvd., and “Road A” Right of Ways. 

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

on the final plat. 
 
74. Property with an unpaid L.I.D. assessment towards it must be paid in full or 

segregated per Richland Municipal Code 3.12.095.   
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75. Any restricted parking areas shall be indicated on the final plats. 
 
76. Future construction shall meet the sustainability standards contained in 

Section 12 of the LUDR and with the design requirements established 
within Sections 3 and 8 of the LUDR. 

 
77. Note #3, as shown on sheet C001 of Exhibit 2, is not valid and shall not 

appear on any subsequent final plat(s). All lots shall be designed to meet 
setback requirements of the applicable BMS zoning district(s).   

 
78. A note shall be added to the face of all subsequent final plats containing the 

Neighborhood Collector (NC) and Neighborhood General (NG) zones 
stating: Each block shall contain a minimum of two (2) building types (LUDR 
7.B.5.a). 
 

79. This project shall utilize street cross-section designs as proposed in the 
LUDR amendments (CA2021-108) by NorAm and their engineer in a 
separate code amendment application. 
 

80. Street names will be reviewed when construction drawings are submitted 
to the Public Works Department. When construction drawings are 
submitted, please include two (2) street name options for each of the new 
street segments and the City will review to determine acceptable street 
names.   

 
81. Final plats shall include addressing [brackets] placed on all lots and tracts 

adjacent to all public road frontages.  
 
EXHIBIT LIST 

1. Application 
2. Preliminary Plat Survey 
3. Applicant’s Response to the Remand Order 
4. TENW Memo 
5. Master Agreement Consistency Recommendation (MACR)  
6. Master Agreement Consistency Determination (MACD) 
7. Planned Action Consistency Determination (PACD) 
8. BMS Master Agreement page D-6 
9. Site Photos 
10. Public Notices & Affidavits 
11. Comment(s) 
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Response to the Remand Order on File No. S-2021-104 

Issued by the Hearing Examiner for the City of Richland 

 

From the Applicant, Nor Am Investment, LLC 

 

 

An application has been made to the City of Richland for a Preliminary Plat approval for South 

Orchard, a 194+ acre site for 480 +/- residential lots and 2 multi-family lots.  The site lies within 

Badger Mountain South (BMS), a 1,500 acre Planned Community in Richland, Washington.  BMS 

is governed by a Master Agreement between Nor Am Investment, LLC (NAI) and the City of 

Richland (City).  The Master Agreement was approved by the City Council by resolution and 

signed by the City and NAI on February 9, 2011.  Exhibit C to the Master Agreement is the Land 

Use Development Regulations (LUDR), which was issued on December 7, 2010.  Under the 

Master Agreement, when an application is submitted, the Master Plan Administrator issues a 

MACR (master agreement consistency recommendation) and then the City’s Planning Manager 

issues a MACD (master agreement consistency determination), both have been done 

recognizing the consistency of this application to the Master Agreement/LUDR per the 

provisions in the LUDR 1.H 1.  Section 8.1 of the Master Agreement states “All development 

within Badger Mountain South shall comply with the Master Agreement terms.  If a 

development application is consistent with the Master Agreement, then it shall be approved.” 

 

The Hearing Examiner has issued a Remand Order based on some issues.  The first is in regard 

to his concerns over a private driveway, if it were considered to be an alley.  The second in in 

regard to an ongoing traffic study. 

 

The first issue discussed in this response is mentioned in point 9 of the Remand, which is in 

regard to a private driveway shown in the plans.  The Master Plan Administrator considered this 

lot access road to be a private driveway, as presented by the designer of the site, so he issued a 

supporting MACR as mentioned above.  The City initially referred to this driveway as an alley, 

but then corrected this in the Amended Staff Recommendation for the Preliminary Plat of South 

Orchard Memo (Master File #S2021-014) dated July 8, 2021 to be a private driveway.  So, while 

it appears that the Hearing Examiner may have rejected this submittal in part because of a 

small error in the City’s initial report, the Master Plan Administrator asked NAI and the 

Developer who is working with the designer, to remove this private driveway because of some 

concerns of his over the adequacy and utility of this driveway, even if it would be approvable 

under the LUDR and Master Agreement.  That change is reflected in the updated plan attached 

as Exhibit A.   

 

The Second issue in the Remand is in regard to the traffic mitigations outlined in the updated 

Badger Mountain South Subarea Traffic Impact Analysis.  As was discussed during the hearing, 

the updated TIA is a comprehensive look at the entire Badger Mountain Subarea development, 

soneill_4
Typewritten Text
Exhibit 3

soneill_5
Rectangle



not just Badger Mountain South.  The new TIA was requested by the City of Richland in lieu of 

the incremental traffic analysis as outlined in the Master Agreement.  We agreed to the larger 

study as a way to show our partnership with the City of Richland to create the best possible 

technical analysis for traffic in the Badger Mountain Subarea.  As such, the scope of work 

creation and review time for this document is much longer than the review time for an 

incremental TIA for as would have been required in the Master Agreement for South Orchard.  

We did not anticipate delays for the South Orchard preliminary plat for the traffic mitigations 

even though the new TIA was under review, because the new comprehensive TIA was done 

with the interest to provide a public benefit to the entire Badger Mountain Subarea—not just 

Badger Mountain South and those specific mitigations were clearly outlined and developed in 

partnership with the City of Richland. The specific mitigations outlined in the new Badger 

Mountain South Subarea Traffic Impact Analysis for the intersections impacted by South 

Orchard are clearly defined and supported by the City of Richland Public Works staff—even 

though the entirety of the new Subarea TIA is still under review.   

 

We have attached a letter from TENW, the traffic engineer for the new TIA, to this document.  

This letter was developed in conjunction with the City of Richland Public Works staff to verify 

the mitigations for South Orchard as outlined in the TIA are sufficient for the project and will 

support the original intent of the Master Agreement.  Those mitigations are outlined in the 

letter from TENW and are supported by the City of Richland Public Works staff.  Additionally, 

the City of Richland’s traffic impact fee program (RMC 12.03) was established to identify 

mitigation projects and collect funds in the Badger Mountain Subarea.  The City of Richland is 

confident the traffic impact fee program is sufficient to mitigate the off-site impacts of South 

Orchard while supporting the mitigations outlined in the new TIA analysis.   

 

The new TIA was submitted to the City of Richland in May 2021.  The City provided their first 

comments on August 26th, 2021.  TENW is working on the first comments and will provide them 

to the City for their final approval.  We are working with City staff to make sure the new TIA is 

accepted and approved before the final plat of the first phase of South Orchard is approved.  

We would be amenable to a preliminary plat condition to make that a requirement of the final 

plat.   

 

 

Darrin Sweeney 

Associate Master Plan Administrator 

 

  

 

 

 

 



  TENW 
                                                                                                                Transportation Engineering NorthWest 

 

Transportation Planning | Design | Traffic Impact & Operations 

11400 SE 8th Street, Suite 200, Bellevue, WA 98004 | Office (425) 889-6747 
 

MEMORANDUM 
 

DATE: October 18, 2021 

TO: Darrin Sweeney 

Badger Mountain Subarea 

FROM: Jeff Schramm 

 TENW 

SUBJECT: South Orchard Traffic Mitigation basis from Badger Mountain Subarea TIA draft study 

 TENW Project No. 2020-216 

TENW prepared a full comprehensive traffic impact analysis (TIA) for the Badger Mountain Subarea (BMS) 

development to meet the requirement of the Master Agreement condition of approval for evaluation of traffic 
impacts beyond the development of BMS Phase 1. A draft version of the BMS TIA is dated 5/14/2021. 

The analysis provided in the draft BMS TIA evaluated traffic impacts and identified mitigation measures to 
address future roadway and intersection deficiencies as a result of buildout of BMS and growth in background 

traffic to the year 2040. 

It would be reasonable to consider the mitigation measures identified in the draft TIA as a basis to satisfy the 
requirements to approve the South Orchard project.   

In the vicinity of the South Orchard project, the draft BMS TIA evaluated LOS at several intersections. 

1. One improvement identified in the study that could help mitigate impacts of the South Orchard project 

is either a signal or roundabout at the Gage/Reata intersection.  The City preference is a roundabout. 

2. The Gage/Morningside intersection was evaluated in the draft study.  An all-way stop or compact 

mini-roundabout would improve operations at the intersection; the City prefers a compact mini-
roundabout. 

3. The Gage/”Road N” intersection (called ‘unnamed road’) was also evaluated in the draft study.  It 
is recommended that right-of-way be dedicated by the South Orchard project to accommodate a 
future intersection and a potential future improvement (i.e. roundabout or compact mini- roundabout) 

at this location. 

If you have any questions regarding the information presented in this memo, please contact me at 206-396-

8286 or schramm@tenw.com. 

 

 

mailto:schramm@tenw.com
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Badger Mountain South 

Master Agreement Consistency Recommendation (MACR) 
Supplement to the Preliminary Plat Application for South 
Orchard 

Executive Summary  

The successful development of the Badger Mountain South Master Plan Community 
requires close attention to the detailed planning and standards created in the adopted Master 
Agreement, specifically to the Land Use and Development Regulations as found in Exhibit C of the 
Master Agreement, commonly identified as the LUDR (Land Use and Development Regulations). The 
LUDR standards are designed to go beyond the more typical City requirements or standards because 
they are seen by the Master Developer as building blocks to creating a walkable and sustainable 
community.  

The LUDR establishes a process for the review of development applications that is intended 
to integrate into the existing City application processes, and yet provide the close attention to LUDR 
standards without adding significant review time by City staff. This is accomplished by requiring each 
development application to meet all City code submittal requirements and, at the same time, 
undergo a review for consistency with the standards of the LUDR. This latter review is completed by 
the Badger Mountain South Master Plan Administrator who makes a written recommendation of 
consistency to the City's Development Services Manager. A final "Master Agreement Consistency 
Determination" is issued by the City after the Manager's review.  

The document that follows is the Master Plan Administrator's recommendation for a 
determination of consistency for this application. It includes a review of all relevant standards found in 
the LUDR related to a preliminary plat application. The standards are cited and the specific responses 
are provided for this application. The document concludes with references to other relevant Master 
Agreement provisions that are met with this application.  

The applicant has stated that this plat will be finalized in one phase. The conditions of the 
approved Preliminary Plat, the Master Agreement, and specifically, the LUDR must be met before it 
will be finalized.  
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Badger Mountain South  

Master Agreement Consistency Recommendation (MACR) 
Supplement to the Preliminary Plat Application for  

South Orchard  

Date: October 21, 2021 

The purpose of completing the MACR is to ensure that the applicant has met the special requirements 
for Badger Mountain South, as found in the Land Use and Development Regulations (LUDR). It also 
allows City staff to be assured that the Master Developer is meeting the terms and obligations of the 
approved Master Agreement, as it applies to each development activity in Badger Mountain South.  

The MACR will be completed by the Master Plan Administrator in conjunction with the Applicant 
and submitted with other Preliminary Plat materials, as required in Richland Municipal Code (RMC) 
Chapter 24.12.  

1.  Applicant name, address and contact information:  

 
South Richland Communities 
PO Box 1307 
Gig Harbor, WA 98335 
Contact: Geoff Clark 
253-677-3402 
 
2.  Project name:  

South Orchard 

3.  Project description including site size in acres:  

A subdivision of 194.54 acres total area; 475 total lots including 471 Residential Lots, 29 Tracts, 2 
Civic Lots, and 2 Multi-Family Lots created all within Badger Mountain South, lying adjacent to and 
North of Reata Road. 

4.  Is phasing proposed? Please explain:  

The project will be designed and permitted in one effort.  Phasing for final plat approval will be 
done per the phase lines on the plans. 

5.  Regulating Plan District(s) (see LUDR p. 2-2):  

 

See Sheet C005 for BMS Districts within South Orchard 

• BMS-NC (Neighborhood Collector-LUDR Section 3.C) 

• BMS-NG (Neighborhood General-LUDR Section 3.D) 

• BMS-NE (Neighborhood Edge-LUDR Section 3.E) 

• BMS-Civic 

• Special Designation “P” Overlay District (See land use table 2.C for “P” designation) 

6.  What is the name of the neighborhood? (See LUDR pp. 7-1 through 7-3).  

Neighborhoods: South Orchard (LUDR Illustrative Plan 7.D on page 7-3)  

7.  What is proposed use? See Allowable Use Table (see LUDR p. 2-3).  

• BMS-NC- Single Family Residential and Multi Family as allowed in LUDR table 2.C note 2 & 3  

• BMS-NG- Single Family Residential with the potential of Multi Family as allowed in LUDR table 



2.c note 3 

• BMS-NE- Single Family Residential  

• BMS-Civic- Orchard Green open space, City of Richland Park, Kennewick School Site, Trail 
System as shown on plat 

8.  What building types are likely to be developed here? (See LUDR p. 2-4):  

Single Family Residences, Multi-Family (including Stacked unit buildings in BMS-NC) and Duplex/Row 
Houses in BMS-NC and BMS-NG per LUDR Table 2.D. 
Kennewick School District in BMS-Civic (Tract 477) 
Misc Park Structures for City of Richland Park (Tract 476) 
 

LUDR COMPLIANCE 
LUDR Section 1  
This is the introduction and administration section of the LUDAR and thus it is not applicable to this 
review. 
 
LUDR Section 2 
This section identifies the Regulating Plan Districts and permitted land uses.   
 
Please define the District for this application: 
 
District Type:   

• BMS-NC (Neighborhood Collector-LUDR Section 3.C) 

• BMS-NG (Neighborhood General-LUDR Section 3.D) 

• BMS-NE (Neighborhood Edge-LUDR Section 3.E) 

• BMS-Civic 

• Special Designation “P” Overlay District (See land use table 2.C for “P” designation) 

 
Does the requested use meet the requirements outlined in 2.C Land Use? 
Yes  
 
Does the requested use meet the Building Type requirements outlined in 2.D Building Type? 
Yes 
 
LUDR Section 3 
This section identifies the district development standards for five of the districts in Badger Mountain 
South.  For this review, the District Intent will be reviewed.  The specific building placement, profile, 
height, frontage type, and parking requirements will be reviewed as part of the MACR 2.  
 
Does the requested use meet the District Intent as outlined in Section 3? 
 

• BMS-NC (Neighborhood Collector-LUDR Section 3.C)- Yes see LUDR 3-4, 3-5 

• BMS-NG (Neighborhood General-LUDR Section 3.D)- Yes see LUDR 3-6 

• BMS-NE (Neighborhood Edge-LUDR Section 3.E)- Yes see LUDR 3-7 

• BMS-Civic- Yes see LUDR 3-8 

• Special Designation “P” Overlay District (See land use table 2.C for “P” designation)- Yes see 
table 2.C for special overlay designation 

 
LUDR Section 4 
This section identifies the special district development standards.  There are no special district 
development areas proposed in South Orchard so it is not applicable to this review.           



 
LUDR Section 5 
This section identifies the open space, trails, and community facilities that will be constructed in 
Badger Mountain South.  
 

Badger Mountain South - MA Section 25.3  
"As part of the Master Plan Consistency Determination described in Paragraph 23, the City, shall 
consult with the Master Agreement Administrator, and the applicant in determining the appropriate 
share of infrastructure and mitigation costs that shall be borne by the proposed development and how 
that development's share of infrastructure and mitigation relates to the overall infrastructure and 
mitigation that is required for buildout of Badger Mountain South."  
 
Does the number of residential lots trigger additional MA Exhibit D, Green Infrastructure 
Improvements?  
Yes X No  
 
Please explain:  

Green Infrastructure Improvements are required and as found in the Master Agreement Exhibit D, 
are linked to the numbers of residential units (RU) developed.  

In the case of The South Orchard Preliminary Plat, there are a total of 631 RU. With the improvements 
identified below, this Preliminary Plat meets the requirements of the Master Agreement, Exhibit D.  

For planning purposes, it is assumed that the Green Infrastructure requirements of a minimum 
of 631 RU will be provided in the following manner:  
 

TRAILS/PARK/GREEN SPACE REQUIREMENT 

SEE SHEET C004 

Trail Type  and Park Calculation Factor (Trail lengths and Park SF shall be applied to the length of trail 

constructed and SF of Parks constructed and multiplied by the following trail factor): 

• Primary Trail  1 RU per foot 

• City Primary Trail 1 RU per foot 

• Secondary Trail  .6 RU per Foot 

• Urban Trail  1 RU per Foot 

• Park   1 RU per 650 SF 

Total Trail to be constructed- 20,052 feet; Total credit based on trail type- 17,497.2 or 1,093.6 RU 

Credit 

Total SF of Park to be constructed is 286,505; Total credit based on park SF- 440.8 RU Credit 

TOTAL ALLOWED RU IN SOUTH ORCHARD FOR TRAIL AND PARK IS 1,534.4 RU (exceeds requirement) 

This calculation does not factor in the Kennewick School District Parks and Open Space on Tract 477 as 

allowed in 5.F of the LUDR.  This space will be calculated as the Kennewick school design progresses.  

 

 

 

 



 

 

 
Other Comments:   
 
There is an active comprehensive traffic impact study currently under final review with the City of 
Richland. After reviewing the initial remand from the Hearing Examiner and working with the City of 
Richland Public Works staff and TENW (the traffic engineer for the updated TIA), the applicant has 
provided a letter of explanation along with a letter from TENW that outlines the importance of the 
new TIA to the entire Badger Mountain Subarea and the traffic mitigations outlined in the new TIA and 
the codified City of Richland Traffic Impact Fee Program.  These mitigations are supported by the City 
of Richland Public Works department even as the final details of the expanded TIA are being reviewed.  
 
LUDR Section 6 
This section identifies the street layout for the arterial collectors, the proposed layout for the internal 
collector streets, and the right-of-way standards for each street type in the Badger Mountain South 
Development. 
 
Is a public street to be constructed?  
Yes X   No 
 
Provide separate sheet with street type and edge type(s) indicated.  
See the proposed preliminary plat pages COO2 and C003 for street type and edge type 
 
LUDR Section 7 
This section establishes the framework for creating the pedestrian-scaled, walkable community of 
Badger Mountain South by outlining the process for using Block Standards to subdivide land.  
 
LUDR 7.B.2 identifies the Block Size and Configuration should meet the following Block Dimension 
Standards: Block length= 1000' max., except in VMU District= 400' max. Identify the following for the 
smallest and largest blocks:  
Block length: Smallest: 290 ft.; Largest: 985 ft  
 
Road O between intersections of Road F and Morningside Parkway has a length of 1,220 feet 
between roadways; however, several locations along its length have been given way for trail access 
to Orchard Green open space as well as a mid-block crossing between the proposed school and City 
of Richland Park parcel.  Considering the trail access to green space, school site, and park site, the 
MPA recommends the block length is acceptable.    
 
The original MACR for South Orchard had the following condition: 
“Alison Way between tract 497 (trail access) and Morningside Parkway is 1,250 feet between 
roadways and a mid-block crossing.  The MPA will require a mid-block crossing between lots 374 and 
375 to comply with the requirements of this section.”  
 
As part of this submittal, the mid-block crossing has been added to the preliminary plat  
 
 
LUDR 7.B.4 addresses alleys and front facing blocks.  Please answer the following: Does the proposal 
include only blocks to be constructed with alleys?  
Yes No X  
 
If yes, skip to LUDAR 7.B.5.a below; otherwise please select response:  
Do those blocks with direct street access lots (i.e., without alleys) meet the following criteria:  



 
1. Non-alley load lots do not front onto a Collector Street, except in single-loaded, perimeter 

location; or, are located in the NE District; or, where located in an area where two districts 
abut (NG to NE District).  

 Yes  No X 
 
The City of Richland has classified Morningside Parkway as a “minor collector” which is provisioned 
for front loading driveway access 
 

2. Non-alley load lots are not across from a Civic District space.  
 Yes   No X 
 
The NE District lots along Road O are positioned across from a future park and school parcel 
 
Per the LUDR 3.E.1, in the NE District houses are typically accessed by streets. Per LUDR 7.B.4.d(1), 
direct street access lots are permitted onto a Collector Street when they are (i) located in the BMS-NG 
District; (ii) when they are in the BMS-NG District and are located along the perimeter of the BMS 
project boundary; or (iii) when they are located in the BMS-NG District where that district abuts the 
BMS-NE District.  
Does this preliminary plat include any areas where the NE and NG districts abut?  
Yes X No   
 
LUDR 7.B.5.a Other Block Requirements -In the Village Mixed Use (VMU), Neighborhood Collector (NC), 
and Neighborhood General (NG) Districts, two (2) building types required on each block; see Section 
2.D. for Building Type Table.  Identify Building Types proposed if known or enter N/A:  
N/A  
 
LUDR 7.B.4 Dead-end alleys greater than 150' ft. are not permitted; are dead end alleys greater than 
150' proposed?  
Yes    No  X  
 
LUDR Section 8 
This section identifies the design standards for each of the Building Types allowed within the Districts. 
 
LUDR 8.B - 8.P Lot Size by District and Proposed Building Type. In LUDAR 7.B.5.a (above), proposed 
Building Types were identified for this project. Do the proposed lot size(s) meet the proposed Building 
Types lot standards?  
Yes X   No      
 
Please describe: 
Lot dimensions vary, but all can meet one or more Building Type Requirements and related 
standards 
 
 
Recommendation of Consistency:  
It is my opinion as the Master Plan Administrator that the application as submitted is consistent 
with the intent and the purpose of the Master Agreement relative to this plat dated 04/01/2021 and 
the approved LUDAR. 
 
  
Signature:  
  
Date:       October 21, 2021 



 

 
 

 
 
November 3, 2021 
 
 

MASTER AGREEMENT CONSISTENCY DETERMINATION 
 
For: Preliminary Plat Application of South Orchard, a Badger 

Mountain South Development (S2021-104) 
 
Applicant:   Nor Am Investments, LLC 
 
Project Description: A subdivision of approximately 194.54 acres into 475 

residential lots and twenty-nine (29) tracts as depicted 
on the preliminary plat submittal.     

 
Consistency Determination Type:  Level 1 
 
Master Agreement Consistency Recommendation:  The Richland Planning 
Department received a revised master agreement consistency recommendation 
(MACR) from the Badger Mountain South Master Program Administrator on October 
22, 2021. 
 
After completing a review of the preliminary plat application of South Orchard, 
evaluating it against the standards contained in the adopted Land Use and 
Development Regulations (LUDR) for the Badger Mountain South Community and 
the Master Agreement between the City of Richland and Nor Am Investments, LLC 
and after reviewing the recommendation of the Badger Mountain South Master 
Program Administrator, I find that the application is consistent with the Master 
Agreement and the LUDR and hereby issue this Master Agreement Consistency 
Determination. This determination is made with the understanding that a traffic 
impact analysis is under review by the city and that the South Orchard plat must 
construct the traffic mitigation measures described in the TENW memo dated 
October 18, 2021. Said mitigation measures are derived from the greater TIA and 
have been excerpted therefrom to allow South Orchard to proceed in the City’s’ 
approval process. 
 
Sincerely, 

 
 
Shane O’Neill, 
Senior Planner 

    www.ci.richland.wa.us 

 
Development Permitting Division 

625 Swift Blvd. 
Richland, WA  99352 

Telephone 509-942-7794 
Fax 509-942-7764 
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November 3, 2021 
 
 

 
PLANNED ACTION CONSISTENCY DETERMINATION 

 
For: Preliminary Plat Application of South Orchard, a Badger 

Mountain South Development (S2021-104) 
 
Applicant:   Nor Am Investments, LLC 
 
Project Description: A subdivision of approximately 194.54 acres into 475 

residential lots and twenty-nine (29) tracts as depicted 
on the preliminary plat submittal.    

 
Master Agreement Consistency Determination: Issued November 3, 2021. 
 
After completing the review of the preliminary plat application of South Orchard and 
evaluating it considering the mitigating conditions established in the Final 
Supplemental Environmental Impact Statement prepared for the Badger Mountain 
South Subarea Plan and as delineated as Exhibit B in the Master Agreement 
between the City of Richland and Nor Am Investments, LLC, the City finds the 
following:  
 

1. The South Orchard preliminary plat meets the description for a planned action 
as defined in City code and that as conditioned, the project will implement 
applicable conditions or mitigation measures identified in RMC 19.50 
(Consistency with Development Regulations and SEPA); and 

2. The South Orchard preliminary plat is consistent with the City of Richland 
Comprehensive Plan and the Badger Mountain Subarea Plan; and 

3. The South Orchard preliminary plat is consistent with the Master Agreement 
between the City and Nor Am Development, LLC regarding development of 
Badger Mountain South, as evidenced by the Master Agreement Consistency 
Determination issued by the City on July 1, 2021; and 

4. The probable significant adverse environmental impacts of the proposed 
project have been adequately addressed in the Planned Action Ordinance 
[RMC 19.50.030 (B)] and as described in the Badger Mountain South 

    www.ci.richland.wa.us 

 
Development Permitting Division 

625 Swift Blvd. 
Richland, WA  99352 

Telephone 509-942-7794 
Fax 509-942-7764 
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Planned Action Consistency Determination for South Orchard preliminary 
plat; and 

5. The South Orchard preliminary plat is not an essential public facility, as 
defined in RCW 36.70A.200. 

6. Based on the foregoing, a SEPA threshold determination or EIS is not 
required; and 

7. The following environmental mitigation conditions shall apply to the South 
Orchard preliminary plat: 

a. Erosion control measures as required by City of Richland shall be 
implemented; vegetative cover on exposed soils shall be provided as 
soon as practicable following clearing and grading activities; water of 
exposed soils shall be performed in accordance with Benton Clean Air 
Authority requirements; soils shall be compacted at densities 
appropriate for planned uses. 

b. The applicant shall submit a dust control plan to the Benton County 
Clean Air Authority for their review and approval. All construction work 
shall be performed in accordance with the provisions of the approved 
dust control plan. 

c. The applicant shall submit an erosion control plan to the City of 
Richland Public Works Department for their review and approval 
based on the Washington State Department of Ecology Stormwater 
Management Manual for Eastern Washington.  All construction work 
shall be performed in accordance with the provisions of the approved 
erosion control plan which shall be consistent with City standards. 

d. The applicants shall conform to City noise standards. 
e. Transportation mitigation measures shall be applied pursuant to the 

most recent traffic impact analysis prior to recording any phase of 
South Orchard. The mitigation measures identified in the TENW memo 
date October 18 shall be implemented.  

f. Potable water systems shall be designed and constructed in 
accordance with City standards. 

g. Sewer systems shall be designed and constructed in accordance with 
City standards.  

h. All residential dwelling units shall be constructed with a residential fire 
sprinkler system.  

i. Energy conservation measures and sustainability standards as 
established in the LUDR shall apply to new construction within the 
proposed project. 
 

 
 
______________________________   November 3, 2021 
Mike Stevens, 
SEPA Responsible Official 



6. South Orchard Neighborhood - 760 RU

Improvements

o Local Park #2

o 2,SOO LF

- Primary Trail

2,SOO LF
- Secondary Trail

S,000 LF
- Greenbelt

o Local Park #1

o 2,000 LF
- Primary Trail

2,000 LF
- Secondary Trail

4,000 LF - Greenbelt

RU - Residential Unit

Non-Sequential Trigger

40 RU

140 RU

230 RU

90 RU

o 2,800 LF
- Secondary Trail

4,200 LF
- Greenbelt SO RU

o The Orchard Green:

S,300 LF

- Primary Trail

2,700 LF
- Secondary Trail

1/2 of Landscape Improvements

Open Play Field

Dog Park

(3) Picnic Areas

Site Furnishings

o Block Parks (to be distributed) - 1.4 Acres

Exhibit D to Master Agreement
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6. South Orchard Neighborhood - 760 RU

Improvements

o Local Park #2

o 2,500 LF - Primary Trail

2,500 LF-Secondary Trail

5,000 LF - Greenbelt

o Local Park #1

2,000 LF - Primary Trail

2,000 LF-Secondary Trail

4,000 LF - Greenbelt

2,800 LF-Secondary

4,200 LF - Greenbelt

Trail

o The Orchard Green:

5,300 LF - Primary Trail

2,700 LF - Secondary Trail

1/2 of Landscape Improvements

Open Play Field

Dog Park

(3) Picnic Areas

Site Furnishings

o Block Parks (to be distributed) -1.4 Acres

Exhibit D to Master Agreement
Page D-6 of 6
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CITY OF RICHLAND 
NOTICE OF APPLICATION AND PUBLIC HEARING (S2021-104) 

- REMAND - 
 

 

Notice is hereby given that Nor Am Investments, LLC has applied for preliminary plat approval to subdivide a 194.54-
acre site into 475 lots and 29 tracts referred to as the Preliminary Plat of South Orchard.  The project site is located 
along the north side of Reata Road, west of Morningside Parkway in the Badger Mountain South master planned 
community (APN 1-04882000001000). The plat proposes an average lot size of 9,177 square feet. Following the 
July 12, 2021 public hearing, the Hearing Examiner remanded the application back to the applicant on the 
basis of 1) alleys proposed as the primary means of access and, 2) the interim status of the respective traffic 
impact analysis. These points have been addressed in the revised application materials which can be found 
by visiting the City’s website ( www.ci.richland.wa.us ). 

The Richland Hearing Examiner will conduct a public hearing and review of the application at 6:00 p.m., Wednesday, 
November 17, 2021. All interested parties are invited to participate in the virtual public hearing by visiting the City of 
Richland website (www.ci.richland.wa.us). 

Environmental Review:  The proposal is not subject to specific environmental review.  Environmental impacts of 
Badger Mountain South, a master planned community, have previously been analyzed.   The final environmental 
impact statement and related file information are available to the public and can be viewed at www.ci.richland.wa.us.  

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, 625 Swift Boulevard, MS-35, Richland, WA 99352. Comments may also be faxed to 
(509) 942-7764 or emailed to soneill@ci.richland.wa.us. Written comments regarding the proposed preliminary plat 
should be received no later than 5:00 p.m. on Wednesday, November 10, 2021 to be incorporated into the staff 
report. Written comments may be submitted up to 6:00 p.m., November 16, 2021. Written comments received after 
the November 10 deadline will be provided to the Hearing Examiner on the day of the public hearing. Written comment 
will not be accepted after 6:00 p.m. on November 16; however verbal comments may be presented during the public 
hearing.   

The application will be reviewed in accordance with the regulations in RMC Title 19 Development Regulations 
Administration, Title 24 Plats and Subdivisions, the Badger Mountain South Land Use & Development Regulations, 
and the Badger Mountain South Master Agreement. 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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2 AFFIDAVIT OF POSTING

3

STATE OF WASHINGTON )
) ss.

COUNTY OF BENTON )

6
COMES NOW, Shane O’Neill, who, being first duly sworn upon oath deposes and says:

7
1. I am an employee in the Planning Division of the Development Services Department

8 for the City of Richland.

9
2. On the 3’ day of November 2021, I posted the attached NOTICE OF PUBLIC

10
HEAR1I’JG, File Number S202 1-104 (Preliminary Plat of South Orchard) in the following location:

11
The north side of Reata Road, approximately 1,000 feet west of Morningside Parkway

Signed: Shane O’Neill
‘4

SIGNED AND SWORN to before me this 3’ day of November 2021, by Shane O’Neill.
15

16 4 (7,

17
Signature of Notary

18
Jte17L-)

Printed Name

19 Notary Public in and for the State of Washington,

20 Residing in ii½irt Cn&z>Ly

21 My appointment expires: .41 -25-2

22

23
AFFIDAVIT OF POSTING - 1

24
(Master File #: S2021-104)

25



2 AFFIDAVIT OF MAILING

3

STATE OF WASHINGTON )
) ss.

COUTYOFBENTON )

6
COMES NOW, Shane O’Neill, who, being first duly sworn upon oath deposes and says:

7

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

2. On the 3 day of November, 2021, I mailed a copy of the attached NOTICE OF
APPLICATION AND PUBLIC HEARING (S2021 -104) to the attached list of individuals via regular
USPS on the date indicated above. The Richland Hearing Examiner will onduct a virtual public
hearing at 6:00 PM on Wednesday, November 17, 2021.

ti
Signed: Shane 0 Neill

13

14
SIGNED AND SWORN to before me this 3rd day of November, 2021 by Shane O’Neill.

Notary Public in and for the State of WHgton,

Print Name
Residing at £t-’i--i’’?-Z...

My appointment expires: 4

AFFIDAVIT OF MAILING - 1
Notice of Application and Public Hearing attached.
Address list attached.

4

5

8

9

10

11

12

15

16

17

18

19

20

21

22

23

24

25



owner addr_line1 addr_state addr_city addr_zip

BOSTON DREW A & CASSANDRA M  2804 SUNSHINE RIDGE RD WA RICHLAND  99352

BAUMGARTNER CRAIG S & AMANDA R 2806 KARLEE DRIVE WA RICHLAND 99352

NIXON RICK ALAN & AMY RENEE 2852 KARLEE DR WA RICHLAND  99352

SILER JOSHUA M & HOLLY M 2864 KARLEE DRIVE WA RICHLAND  99352

BECK TRAVIS H 2878 KARLEE DR WA RICHLAND 99352

CONLEY STEVEN R & CARRIE L  2890 KARLEE DR WA RICHLAND 99352

ROSAS JEREMY H & YESICA  2894 KARLEE DR WA RICHLAND 99352

TEJEDA NICANOR & BRITTNEY V  2914 KARLEE DR WA RICHLAND 99352

SCHAEFER LOUIS A & SHELLAGH K  2926 KARLEE DR WA RICHLAND 99352

CAMPBELL BRANDON PAUL & KELLI ANNE  2938 KARLEE DR WA RICHLAND 99352

BENAVIDES NICHOLAS  2950 KARLEE DR WA RICHLAND 99352

ECCLESTONE BRUCE R & JANIE 2962 KARLEE DR WA RICHLAND 99352

WELLS DONNIE & SUSAN  4605 S KENT ST WA KENNEWICK 99337

MCCABE COLLIN & KAYLA  2986 KARLEE DR WA RICHLAND 99352

HUDSON SHELLY L & LIMBOCKER ROBERT C 2998 KARLEE DR WA RICHLAND 99352

SLOCUM STEPHEN E & DEBRA L  2997 KARLEE DR WA RICHLAND 99352

NIPPER JAMES M & MARY M  2985 KARLEE DR WA RICHLAND 99352

KNIGGE RICHARD A & JESSICA A  2973 KARLEE DR WA RICHLAND 99352

CORTEZ CARLOS & AMANDA D  2961 KARLEE DR WA RICHLAND 99352

BOCCHI BRIAN B & JANELLE P 2949 KARLEE DR WA RICHLAND  99352

SISTRUNK JONATHAN & JILL  2937 KARLEE DR WA RICHLAND 99352

RAINSBERRY SCOTT N & NICOLE L  2925 KARLEE DR WA RICHLAND 99352‐9307

BURROUGHS JEFF L & AMBER L  2913 KARLEE DR WA RICHLAND 99352

PRIMUS KENNETH J & MELANIE  2895 KARLEE DR WA RICHLAND 99352

HEAD JOSHUA & ANGIE  2883 KARLEE DR WA RICHLAND 99352

LARSON SCOTT C & CYNTHIA A  6612 COMISKEY DR WA PASCO 99301

KELLY TIMOTHY G & KARI M  2867 KARLEE DR WA RICHLAND 99352

CASTLE MICKY N & NICHOLE M  2859 KARLEE DR WA RICHLAND 99352

NOR AM INVESTMENT LLC 12513 DUBOIS AVE SW WA LAKEWOOD 98498‐5242

HOPWOOD JOSHUA 2847 KARLEE DR WA RICHLAND 99352

WARF DONALD & MARTHA CHAVEZ  2839 KARLEE DR WA RICHLAND 99352

BYERS JON RICHARD & MUIR LISA EILEEN 2831 KARLEE DR WA RICHLAND 99352

LEE STEVEN A & WANDA F  2817 KARLEE DR WA RICHLAND 99352

PRICE TRUSTEES DALE N & DEE ANN  2801 KARLEE DR WA RICHLAND 99352

BURNS DAVID R C & CHRISTA M  2789 KARLEE DR WA RICHLAND 99352

SIGMUND MICHAEL DONALD & WOODHALL KATHLEEN 2777 KARLEE DRIVE WA RICHLAND  99352

MOORE JEFF L & KYLEE M  2761 KARLEE DR WA RICHLAND 99352

THOMAS RICHARD A & SHANNON  2561 ALLISON WAY WA RICHLAND 99352

MURSTIG DEAN E & MARTHA E  2603 ALLISON WAY WA RICHLAND 99352

ROWLEY STEVEN P & KATHERINE E  2625 ALLISON WAY WA RICHLAND 99352

ZYLMAN ROBERT A & KAREN M  3011 MORNINGSIDE PKWY WA RICHLAND 99352

MCLEMORE BRYAN R & ASHLEY B  2689 ALLISON WAY WA RICHLAND 99352

HOFSTAD KEN & REENTS TERESA  2853 SUNSHINE RIDGE RD WA RICHLAND  99352

BORT ANTHONY B & STACY D  PO  BOX 5635 WA WEST RICHLAND  99353

TILLENBURG ROGER & ERIN M  86503 E REATA RD WA KENNEWICK 99338

BADGER MOUNTAIN IRRIG DIST 87525 E REATA RD WA KENNEWICK 99338

GRANT J ED T & JEANNE B  208 S BERMUDA RD WA KENNEWICK 99338‐8319

DUNNUM AARON J & CRYSTAL M  91703 CHELSEA RD WA KENNEWICK 99338

BEEHLER KELLY & ANGELA  1504 S BERMUDA RD WA KENNEWICK 99338

PORTER MILTON C  602 S BERMUDA RD WA KENNEWICK 99338‐8310

BORISCH ROBERT WILLIAM  302 S BERMUDA RD WA KENNEWICK 99338

MARTIN ROBERT G & KRISTI L  106 S BERMUDA RD WA KENNEWICK 99338

NELSON PAUL ANTHONY 704 S BERMUDA RD WA KENNEWICK 99338

BELL LESLIE A 6 S BENT RD WA KENNEWICK 99338

JANCAR ROBERT S  705 S BERMUDA RD WA KENNEWICK 99338

HENDRICKSON GARY & AMANDA  219 S BERMUDA RD WA KENNEWICK 99338

GERBER LISA JILL 88817 E REATA ROAD WA KENNEWICK 99338

PUBLIC UTILITY DISTRICT #1 2721 W 10TH AVE WA KENNEWICK 99336‐4813

KIPPES JOHN D 1404 S BERMUDA RD WA KENNEWICK 99338

MAKI DOUGLAS E & GRETA J  1105 S BERMUDA RD WA KENNEWICK 99338‐9350

TRI‐CITY DEVELOPMENT CORPORATION   PO BOX 1307 WA GIG HARBOR 98335

KENNEWICK SCHOOL DISTRICT   1000 W 4TH AVE WA KENNEWICK 99336‐5533

DANNA MARK A & JODI L  86105 REATA RD WA KENNEWICK 99338

GENTRY BENJAMIN L & SHARON C  85604 BADGER VIEW DR WA KENNEWICK 99338

MANSFIELD STEVE E 82647 E REATA RD WA KENNEWICK 99338

HAREN JAMIE & ROY JOSH 82943 E REATA RD WA KENNEWICK 99338



WARD JOHN F & GAIL H  83239 E REATA RD WA KENNEWICK 99338

LILLY TERRY 83535 E REATA RD WA KENNEWICK 99338

MYERS LOREN & KRISTINE 83931 E REATA RD WA KENNEWICK 99338

GAITHER PAUL J & KARLA J  84227 E REATA ROAD WA KENNEWICK 99338

BOOTH IV GEORGE S & AMANDA L  84523 E REATA RD WA KENNEWICK 99338

HUMMEL JAMES & SHERYL  84719 E REATA RD WA KENNEWICK 99338

MARSH CAROLYN D 85126 E JENNA LN WA KENNEWICK 99338

FLOHR DOUGLAS N & JANET R  85115 E REATA RD WA KENNEWICK 99338

BENDER CODY W & CHARMAINE J  1525 S IRVING PL WA KENNEWICK 99338

RODNEY & CATHERINE HARKINS 91401 E CHELSEA RD WA KENNEWICK 99338

CANDY MOUNTAIN LLC   PO BOX 1307 WA GIG HARBOR 98335

CITY OF RICHLAND 625 SWIFT BLVD. MS‐09 WA RICHLAND  99352

RIVERA JR DANIEL & SHANTEL 2797 SUNSHINE RIDGE ROAD WA RICHLAND  99352

ZAUGG MICHAEL A & HAMMACK‐ZAUGG TANYA 2789 SUNSHINE RIDGE ROAD WA RICHLAND 99352

DVORAK JOAN ELAINE & JOSEPH FRANK 2781 SUNSHINE RIDGE ROAD WA RICHLAND  99352

MCGEE CORY K & STEPHANIE R 2773 SUNSHINE RIDGE ROAD WA RICHLAND  99352

HAMMACK JR CLARENCE C & CATHERINE J 2780 SUNSHINE RIDGE RD WA RICHLAND  99352

PETERSON JILL & SCHROEDER JR CARL 2788 SUNSHINE RIDGE RD WA RICHLAND  99352

WOODBURY JEFFREY D & JULIE A 2796 SUNSHINE RIDGE RD WA RICHLAND  99352

SUNSHINE RIDGE HOME OWNERS ASSOCIATION C/O MID COLUMBIA LAND DEVELOPMENT LLC WA LAKEWOOD 98498
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Attention: Jana Duncan COUNTY OF BENTON)
CITY OF RICHLAND/LEGALS , STATE OF WASHINGTON)625 SWIFT BLVD. MS-li
RICHLAND, WA 99352 lslamae Brown, being duly sworn, deposes and

says, lam the legals Clerk of The Tn-City Herald, a
daily newspaper. That said newspaper is a local

newspaper and has been approved as a legal

OrrY OF RICHLAND
NOTICE OF APPLICATION & PUBUC HEARING newspaper by order of the superior court in the

REMAND county in which it is published and it is now and
Notice is hereby given that tior Na investments, LLC tea applied for pretininary
plat approval 10 subdivide a 19454 acre site into 4751015 and 29 tracts referred has been for more than six months prior to the
to as the Preliminary Plat of Scud, Orchard. The project site Is located along the
north side of Rests Road. r%est of Morningside Parkway in the Badger Mountain date of the publications hereinafter referred to,
South master planned community ~ePN 1-04882000001000). The plat propos- published continually as a daily newspaper in
es an average lot ste of 9,177 scluare feet Foliowlna th. July 12. 2021
n.thc hea*,c. the Hea,h,c Esanb,er rsnanded the ~nUcatim, Benton County, Washington. That the attached is a
back to the aoolicent ott the besls of II all.,. mono.ed en the
o,*naav means of access: and 2? Me h,tei*,, status of the ~ true copy as it was printed in the regular and entire
tire fraffic knnast analvsk. These nohds have been adth-essed be issue of the Tn-City Herald and not in a
the eraSed~n,atrtais whkl, cen be fa.n,d by vbelthn
the City’s website at www.cisfddand.waus. supplement thereof, ran 1 time(s) commencing on
The RicNand HearIng Examiner will conduct a pLthtc heari-ig and review ot the
application on Wedneeda. Moveather It 2021 st StOC n.m. All inter- 11/05/2021. and ending on 11/05/2021 and that said
ested parties are invited to participate in the virtual public hearIng by visiting the newspaper was regularly distributed to its
City of Richlarid’s websfa at s’AwLci,richland,wa.us,
Environmental Review: me proposal is not sul~ject to specilic environmen- subscribers during all of this period.
tel review- Environmental impacts 01 Badger Mountain South. a master planned
community have previousfy been analyzed. The tinal envirornental impact
statement and related file intorrnation are available to the public and can be
viewed at v.w.v,csncbland.wa,us,
My person desiring to express their views or to be notified 01 any decisions
pertaining to this application should notify Shane ONeill. Senior Planner. 625
Swift Blvd.. MS-35. Richland, WA 99352. Coments may also be faxed to (500)
942-7764 or emailed to aoneill@ci.hchland.wa.us. Written comments regarding
the proposed preliminary plat should be received no later than ~0O pm. on
Wednesday November 10. 2021 to be Incorporated Into the stall report. Writ
ten conasents may be submitted up 10 ~00 pin, on November 16. 2021. Writ

£/amae grownten comments received alter the November 10 deadline will be provided to the
Hearing Examiner on the day of the public hearing. Written coninient will not be
accepted after 6~0 p.m. on November 16; however verbal comments may be
presented during the public heaing. ________________________________________________
The application will be reviewed in accordance with the regulations in RNC Title (Signature of Legals perk)
19 Development Regulations Administration. Title 24 Rats amid Subdivisiona, the
Badger Mountain South Land use & Development Regulations, and the Badger
Mountain South Master Agreement Appeal procedures ot decisions related to
the above referenced application ale set forth in RMC Chapter 19,70, Contact : Sworn to and subscribed before me this 5th day of
the Richland Planning Division at the above referenced address with questions November in the year of 2021
related to the available appeal process.
Published- Friday, November 5.2021
lPt0048036
Ncw52021

Notary PuUic in and for the state ot Texas, residing in
Dallas County

MWW~
I~ttayCStS2@3ms

Exfldwrf~tedfidavfti
Lepi daamiait pleasedoiiotdatro~4



    3100 Belmont BLVD – West Richland 
Community Development 

 
 
Shane O’Neill 
City of Richland 
625 Swift Blvd., MS-35 
Richland, WA 99352 
 

 

 
11/8/2021 
 
RE: Preliminary Plat Review - BMS South Orchard (S2021-104) 
 
Dear Shane O’Neill: 
 
The City of West Richland has reviewed the plans submitted on June 10, 2021 for a 194.5 acre 
preliminary plat for 477 lots in the Badger Mountain South master planned community.  This is 
the second plat review sent to West Richland staff in the past six months.  We have been in 
discussions with the City of Richland staff regarding the potential significant traffic impacts as a 
result of these subdivisions to West Richland.  We have appreciated the inclusion in the review 
process for the Badger Mountain South master plan and traffic impact analysis (TIA) submitted 
by TENW, draft dated 5-14-21.  However, it is my understanding that comments are not yet due 
for that draft document.  The draft TIA includes associated traffic impacts from this subdivision.  
Since the TIA is still draft and mitigation and trigger points for mitigation may be necessary the 
City of West Richland requests that these mitigation measures and trigger points be identified 
and agreed upon before further review of the proposed development and any future applications 
associated with the Badger Mountain South master plan.   
 
On May 10, 2021 communication with you and Mike Stevens regarding the Preliminary Plat 
Review of the Villa Vista Townhomes illustrate that Richland is progressing forward and 
approving lots not yet sufficiently mitigated.  Approved lot trip counts are well beyond the 1,000 
trigger mark and required mitigation per the master plan agreement have not yet been met.   
 
The City of West Richland respectfully requests that the City of Richland withhold approvals 
these and any future plats within the Badger Mountain South master planned community until 
such time that the draft TIA has been finalized and approved.  Mitigation for traffic impacts from 
this development need to be identifiable and sufficiently mitigated as part of the review and 
approval process.   
 
 
Sincerely, 

 
Eric Mendenhall 
Community Development Director 
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City of West Richland 
 
CC: Mayor Brent Gerry; Roscoe Slade III P.E., Bronson Brown, Drew Woodruff, P.E. 



 
November 10, 2021 
 
 
City of Richland Development Services 
625 Swift Boulevard 
Richland, WA 99352 
 
Attn: Shane O’Neill, Senior Planner 
 
RE: S2021-104 South Orchard Preliminary Plat 
 I-82 MP 106 Lt. – Reata Road vicinity 
 
We have reviewed the preliminary plat and have the following comments. 
 
The subject property is in the vicinity of Interstate 82 (I-82) and the Dallas Road (Exit 104) 
interchange and within the Badger Mountain South (BMS) subarea.  I-82, including the 
interchanges, is a fully controlled limited access facility, Highway of Statewide Significance 
(HSS), and part of the National Highway System (NHS).  We are not opposed to this proposal, or 
any previous proposals within the BMS subarea; however, we are concerned with the cumulative 
impact development of the subarea is having on I-82, specifically the Exit 104 interchange.  Exit 
104 currently operates within acceptable safety and operational thresholds and it is to the benefit 
of the city, county and state to preserve this interchange’s safety and efficiency. 
 
The additional vehicle trips generated by this project will cause the total subarea trip level to 
exceed all mitigation triggers described in exhibit B of the BMS master agreement.  To date, no 
effort to mitigate subarea impacts to I-82 and Exit 104 has been made.  The latest analysis, the 
draft BMS Traffic Impact Analysis (TIA) dated May 14, 2021, states the eastbound and 
westbound ramp terminals at Exit 104 are projected to fail in 2025.  The TIA also recommends 
the developer only contribute towards a portion of the cost to mitigate these impacts and doesn’t 
clearly identify a complete funding strategy.  It is our position that the BMS subarea is the sole 
driver creating the need for improvements to Exit 104, and the developer and city are responsible 
for ensuring these impacts are mitigated prior to the year 2025. 
 
Therefore, as a condition of plat approval, the city and developer must amend the BMS master 
agreement to include fully funded mitigation strategies and updated timelines to preserve the 
safety and efficiency of the I-82 Exit 104 interchange.  
 
Thank you for the opportunity to review and comment on this proposal.  If you have any 
questions, please contact Jacob Prilucik at (509) 577-1635. 
 
Sincerely, 
 
 
 
Paul Gonseth, P.E. 
Region Planning Engineer 
 
PG: jjp 
cc: SR 82, File #2020_008 
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