Narrative for Comprehensive Plan Land
Use Map Amendment
Lewis and Clark Ranch
West Richland, Washington

Prepared for:

Frank Tiegs LLC
6610 W Court Street, Suite B
Pasco, Washington 99301

December 15, 2021
PBS Project 66113.007

400 BRADLEY BOULEVARD, SUITE 106
RICHLAND, WA 99352
509.942.1600 MAIN
866.727.0140 FAX
PBSUSA.COM

Narrative for Comprehensive Plan Land Use Map Amendment
Frank Tiegs LLC

Lewis and Clark Ranch
West Richland, Washington

Table of Contents
PROJECT SUMMARY ........................................................................................................................................ 1
Introduction ......................................................................................................................................................................................... 1
Site Information ................................................................................................................................................................................. 1
Surrounding Uses and Zones ........................................................................................................................................................ 1
Project Description ............................................................................................................................................................................ 2
CHAPTER 14.09 AMENDING THE COMPREHENSIVE PLAN ........................................................................... 3
14.09.030 Submission Deadlines.................................................................................................................................................. 3
14.09.040 Types of Amendments ................................................................................................................................................ 3
14.09.060 Initiation of Amendments .......................................................................................................................................... 3
14.09.080 Amendment Applications .......................................................................................................................................... 3
14.09.130 Considerations for Decision to Initiate Processing ........................................................................................ 16
14.09.160 Criteria for Approval .................................................................................................................................................. 17
TITLE 18 ENVIRONMENTAL PROTECTION .................................................................................................... 28

©2021 PBS Engineering and Environmental Inc.

i

December 15, 2021
PBS Project 66113.007

Narrative for Comprehensive Plan Land Use Map Amendment
Frank Tiegs LLC

Lewis and Clark Ranch
West Richland, Washington

PROJECT SUMMARY
Introduction
This narrative accompanies the comprehensive plan land use map amendment and text change application for
Frank Tiegs LLC (applicant). The application package was submitted to the City of West Richland (City) in
accordance with Title 14 of the West Richland Municipal Code (WRMC). An application for a zoning map and
text amendment was submitted simultaneously with the request for the comprehensive plan land use map
and text amendment. The applicant acknowledges and understands that the zoning map and text amendment
application will be processed separately from, and after, the comprehensive plan land use map and text
amendment decision is rendered.
Site Information
The project property (site) comprises 27 tax lots, totaling 7,653 acres. The site does not have an address, but is
identified by the Benton County Assessor as Parcel ID numbers 109074000000000, 109074000000000,
110071000003000, 110073000000000, 115070000000000, 116071000000000, 117073000000000,
119073000000000, 120071000000000, 121070000000000, 122071000001000, 123072000008000,
122073000002001, 123073000016002, 125073000002000, 126071000002002, 126071000002005,
127070000000000, 128071000000000, 12907100000000, 130071000000000, 131071000001001,
33071000001000, 134071000000000, 13407100000000, 135071000001000, and 136072000000000.
Generally, the site has Ruppert Road as its southern boundary and the Yakima River as the western boundary.
The northern boundary of the site are parcels 109071000000000 and 110071000003000. The eastern
boundary follows the city limits line and Harrington Road. See Figure 1 for the vicinity map and Figure 2 for
the parcels map exhibit.
The adopted comprehensive land use map classifications for the southeast 750 acres of the site include high
density residential (HD-RES), medium density residential (MD-RES), high intensity commercial (H-COM), low
intensity commercial (L-COM), and urban transition (U-TRANS) with corresponding zones of multifamily
residential (MR), medium density residential (RM-6), commercial general (CG), and commercial limited (CL).
The current comprehensive land use designations map can be found on Figure 3.
The remaining 6,903 acres is designated U-TRANS. The U-TRANS designation is assigned to lands that are to
be held in a transition status during the 20-year planning period of the comprehensive plan. This portion of
the site is currently undeveloped and is being used for agricultural purposes. The site does not contain any
structures or buildings. Vegetation is associated with farm crops during the growing season.
Surrounding Uses and Zones
The uses and zones surrounding the site are noted as follows:
Table 1. Surrounding Uses and Zones
Direction

Uses

Jurisdiction

North

Agriculture/residential

Benton County

South

Agriculture, houses, and urban
development.

City of West Richland

East

Urban development

City of West Richland

West

Open space

Benton County
Benton County
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RL-5
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Project Description
The applicant requests a comprehensive plan text amendment to create a new mixed-use district zone to
allow a combination of multi-family residential, neighborhood commercial, and light industrial uses within the
proposed development. This would be a new comprehensive land use designation. It would be different than
the existing mixed-use (MU) designation which is intended to be used in areas “in the city where revitalization
and transformation from strip-mall style to more vibrant and pedestrian oriented commercial uses may be
fostered.” This designation is only applied to the downtown mixed-use (DMU) zone.
This proposed mixed-use (MU-LCR) land use designation will be applied to certain portions of the site as
shown on the proposed comprehensive plan map which is included on Figure 4 in this application package.
These areas would be designated as MU. The intent is to combine complementary land uses to create
accessible commercial/neighborhood nodes to accommodate all users regardless of their abilities. In addition,
the proposed mixed use would reduce the distance between point A and point B and/or number of motor
vehicle trips.
The applicant proposes revisions to the comprehensive plan map and to apply comprehensive plan land use
designations to the entire project area as shown on Figure 4. This includes the 6,903 acres currently
designated U-TRANS. The proposed land use designations include L-COM, H-COM, LD-RES, MD-RES, HD-RES,
IND, and the proposed mixed-use designation Mixed-Use Lewis and Clark Ranch (MU-LCR).
The proposed amendments are based, in part, on a study prepared by the Leland Consulting Group to analyze
the land uses and zoning of the site’s eastern 800 acres in relation to housing and economic trends. As stated
in the Development Forecast for Red Mountain Property (hereinafter referred to as Development Forecast),
dated July 15, 2020, and prepared by Leland Consulting Group, “the most evident potential problem with the
current zoning is the disproportionate amount of commercial land in relation to the projected local
population and housing.” The Development Forecast further states that the site is not likely to become a
regional retail destination and retail markets are transitioning rapidly, and are in decline nationally, due to
online shopping and other market trends. The Development Forecast notes that “office space is also in decline
nationally and is increasingly considered obsolete in today’s shifting market” and that “over 3.6 million square
feet of potential retail and office commercial on the subject property is an unrealistic aspiration, even over a
20-year time frame.”
As a result of the conclusions and recommendations in the Development Forecast, the applicant specifically
requests to reapportion the site into the following:
Table 2. Proposed Land Use Classifications
Land Use

Acreage

Percentage of Site

H-COM

439 acres

6%

L-COM

563 acres

7%

HD-RES
MD-RES
LD-RES
IND
MU

561 acres
2,530 acres
1,944 acres
695 acres
921 acres

7%
33%
25%
9%
12%
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CHAPTER 14.09 AMENDING THE COMPREHENSIVE PLAN
14.09.030 Submission Deadlines
Proposed amendments to the comprehensive plan or land use plan map may be submitted at any time.
Applications received by the last working day in January of a given year will be considered during that year’s
annual review period. Applications received thereafter will be considered during the subsequent annual review
period with the last working day in January being the deadline for submittal for each annual review period
thereafter.
Response: The comprehensive plan land use designation map and text amendment was submitted prior to
the last working day in January 2022, as required for consideration during the current annual review period.
14.09.040 Types of Amendments
There are two amendment types: text and map. Both amendments require docketing and will be considered
annually. All comprehensive plan amendments are considered legislative processes and are not subject to
deadlines for issuance of a final decision or project permit applications in Chapter 14.05 WRMC. While the city
may consider amendments only once a year, there is no deadline for the city’s final decision on the amendments,
nor is there any limitation on the number of hearings that the city may hold to consider the amendments.
Response: This application includes an amendment to the comprehensive plan designation land use map and
a text amendment to establish a proposed new mixed-use (MU-LCR) land use designation.
14.09.060 Initiation of Amendments
Amendments may be initiated by any interested person, including applicants, citizens, and staff of other
agencies.
Response: The requested amendments are being initiated by the applicant.
14.09.080 Amendment Applications
A. General Application Requirements. All map and text amendment applications shall be accompanied by
a completed application form as provided by the city along with the following additional information:
1.

Name and address of the person or persons proposing the amendment.

Response: As noted on the completed application form, the name and address of the person proposing the
comprehensive plan map amendment and text amendment for the new mixed use land use designation is
Frank Tiegs LLC, 6610 W Court Street, Suite B, Pasco, Washington 99301.
2.

An environmental checklist (SEPA).

Response: The completed environmental checklist (State Environmental Policy Act or SEPA) is included as part
of the submittal package.
3.

All associated fees as established by the city.

Response: The associated fees are included as part of the submittal package.
4.

A written statement explaining the following:
a.

The purpose of the proposed amendment.

3
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Response: The City’s future vision (page 1 of the Comprehensive Plan) is to become a “thriving
community…while achieving the economic growth necessary to maintain a high quality of life for its growing
populace” with a “mix of housing types…around established nodes of commercial activity.” The appropriate
quantities of land for the proper balance of residential and commercial uses are needed to fulfill the City’s
future vision. The purpose of the proposed amendment is to help move the City closer toward fulfillment of its
future vision.
On the southeastern 750 acres, the applicant wishes to revise the acreages of the site’s existing land use
classifications and zones by decreasing the commercial acreages, increasing the residential acreages,
designating an area for medium-density residential and adding the new proposed MU-LCR land use
classification.
On the undesignated, 6.902 acres U-TRANS area, the applicant proposes a mix of low-density residential,
medium-density residential, high-density residential, low-intensity commercial, high-intensity commercial,
industrial, and the proposed MU-LCR land use designation. The proposed comprehensive plan land use
designation can be found on Figure 2.
b.

How the amendment is consistent with the Washington State Growth Management Act.

Response: The Washington State Growth Management Act (GMA) identifies 13 planning goals in the Revised
Code of Washington (RCW) 36.70A.020 and a fourteenth planning goal in RCW 36.70A.480. The table below
lists each goal and explains how the proposed land use map amendment is consistent with each goal.
Table 3. Consistency with GMA Planning Goals
GMA Planning Goal

Urban growth. Encourage development
in urban areas where adequate public
facilities and services exist or can be
provided in an efficient manner.

Project Consistency
The site is located within both the city limits and its urban growth area
of West Richland. The site is or will be served by public facilities and
services, including streets, water, sanitary sewer and stormwater
systems, schools, fire protection, emergency, and police services. The
site is already designated by the City as being appropriate for urban
growth by virtue of the City’s past approvals of annexing the site. The
request does not seek an expansion of the urban growth area, nor does
it seek to rescind the City’s previous approval of the site as an area
designated for urban growth. Rather, this action simply seeks to revise
the site’s prior-approved land use classification areas, and to assign
specific land use classifications to the U-TRANS area, to better
accommodate the high demand for housing and proportional to
maintaining area for residential-related commercial services and
industry.
The 750 acres in the southeast area of the project would be serviced by
water from the City. The site lies within the City’s pressure zone 3 and
has the potential to be serviced by regional wells that are located within
the site (Well #11) and south of the site that are owned and operated by
the City. The eastern half of the site is located within the City’s retail
water service area, while the western half is outside the City’s retail
water service area. The City has authorized a comprehensive plan
update to its water system plan that will study the retail service area for
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GMA Planning Goal

Project Consistency
this site, available water rights, pressure zone service, and fire storage
requirements for the area. The study was authorized by City Council in
late 2020. At the time this application submittal, the study had not been
completed.
The 750-acre site would be serviced by a regional sewer pump station
that would need to be installed on the site approximately 1,800 linear
feet north of Ruppert Road and west of the future Keene Road
extension into the site. Topographically there is a regional low point
that allows for the site area to flow back to a single collection point.
From this collection point a sewer pump station would look to convey
effluent via a force main back to the regional gravity interceptor sewer
line located at the intersection of Van Giesen Street and Ruppert Road.
This discharge point is approximately 5,000 linear feet away from the
regional lift station. The regional interceptor would then convey the
flows to the City’s sewer treatment plant. The City has authorized a
comprehensive plan update to its sewer system plan that will study the
regional sewer lift station location and sewer capacity in the interceptor
line, as well as the capacity within the sewer treatment plant. The study
will also look to contemplate a location for another sewer treatment
plant and this site’s ability to discharge to that facility in the future. The
study was authorized by City Council in late 2020 and is expected to
begin in early 2021.
The existing 6,991 acres U-TRANS designated area is within the city of
West Richland. The City will determine the specifics of the public
facilities needed. These improvements will be made as the project
develops.
The proposed storm drainage for the region would continue to look to
manage stormwater within the area via infiltration methods consistent
with city standards and the requirements of the Eastern Washington
Stormwater Manual. The area does not have a regional outfall to a water
of the state, and over 90% of the area comprises soils that are
conducive to infiltration.
The site is designated in the City’s current comprehensive plan, urban
growth area, and city limits. It is adjacent to developed and developing
properties to the south, making it a natural extension of this adjacent
southern development.

Reduce sprawl. Reduce the
inappropriate conversion of
undeveloped land into sprawling, lowdensity development.

On the southeastern 750 acres, the applicant proposes to revise the
acreages of the site’s existing land use classifications and zones by
decreasing the commercial acreages, increasing the residential acreages,
designating an area for low-density residential and adding the new
proposed mixed-use (MU-LCR) land use classification to the existing mix
of L-COM, H-COM, MD-RES, and MD-RES.
On the 6,902-acre U-TRANS area, the applicant proposes a mix of lowdensity residential, medium-density residential, high-density residential,
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GMA Planning Goal

Project Consistency
low-intensity commercial, high-intensity commercial, industrial, and the
proposed mixed-use (MU-LCR) land use designation.
The proposal is to develop the site as a mixture of uses. The vision is to
create a development that provides a range of residential densities and
supporting commercial and industrial uses to provide employment
opportunities and services within walking distance or reduce the need
for vehicles.
The site will be served by Ruppert Road, the extension of Keene Road,
and a series of to-be-constructed arterials, collectors, and local streets.
The proposed layout of the arterials and collectors has been designed
with the thought of moving vehicles efficiently through the site, as well
as to adjacent properties and beyond.

Transportation. Encourage efficient
multimodal transportation systems that
are based on regional priorities and
coordinated with county and city
comprehensive plans.

Housing. Encourage the availability of
affordable housing to all economic
segments of the population of this state,
promote a variety of residential
densities and housing types, and
encourage preservation of existing
housing stock.

Economic development. Encourage
economic development throughout the
state that is consistent with adopted
comprehensive plans, promote
economic opportunity for all citizens of
this state, especially for unemployed
and for disadvantaged persons,
promote the retention and expansion of
existing businesses and recruitment of
new businesses, recognize regional
differences impacting economic
development opportunities, and

Figure 5 illustrates the proposed network of principal arterial, minor
collectors, and arterial collectors. Future applications for project
development and construction will include at multimodal pathways
along principal arterials, sidewalks, bicycle lanes, and trails to connect
greenbelts and parks with schools, neighborhoods, and retail centers.
New streets will be consistent with transportation system priorities
shown in the Benton County (County) and/or City comprehensive plans.
The segment of Keene Road to be constructed is a designated future
principal arterial. Public transit is available to the site via the West
Richland Transit Center, located at 111 Austin Drive, east of the site.
The request will provide for an increased amount of housing. Singlefamily and multi-family dwellings will be developed, thereby providing
opportunities for individuals and families to own their own residences
by increasing the amount of stock available for purchase or to rent by
increasing the amount of stock available for lease. While some of the
current land use classifications include high- and medium-density
residential, this application seeks to reapportion the acreages in those
classifications by increasing the areas for high- and medium-density
residential and decreasing the area for commercial development. The
request also seeks to provide specific land use classifications to the
6,991-acre U-TRANS area of the site to include opportunities for a wide
variety of housing types and densities, including low-density residential.
The site does not contain existing housing stock.
The site is either classified U-TRANS or as a combination of high- and
medium-density residential and high- and low-intensity commercial.
This application seeks to remove the U-TRANS classification and replace
it with a combination of residential, commercial, and industrial
classifications on the western 6,991 acres of the site and reapportion the
eastern 750 acres of the site to better align with the results of the
Development Forecast.
The objective of the Development Forecast was to provide specific
recommendations regarding zoning for the eastern 750 acres of the site
in the southeast portion of the development, based on historical and
projected market demand. The Development Forecast concluded that,
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Project Consistency

encourage growth in areas experiencing
insufficient economic growth, all within
the capacities of the state’s natural
resources, public services, and public
facilities.

for any proposed commercial use to be viable, the amount of
commercial land available for development needs to be reduced and
replaced with residential land. Page 10 of the Development Forecast
provides the following: “The most evident potential problem with the
current zoning is the disproportionate amount of commercial land in
relation to the projected local population and housing. Due to the
distance to the freeway, even with the new proposed connection, the
subject property is not likely to become a regional retail destination and
retail markets are transitioning rapidly, and are in decline nationally, due
to online shopping and other market trends. Office space is also in
decline nationally and is increasingly considered obsolete in today’s
shifting market. Over 3.6 million square feet of potential retail and office
commercial space on the subject property is an unrealistic aspiration,
even over a 20-year time frame.”
With the proposed redistribution of the eastern 750 acres of the site,
the land will be utilized in a more efficient manner, thereby reducing the
risk of the current-designated commercial areas sitting vacant and
unutilized.
The proposal for the western 6,902 acres is a mixture of uses. The
predominant uses proposed are residential ranging for low to high
densities. The remaining uses proposed include neighborhood
commercial, light industrial, and the proposed mixed-use zoning. The
proposed proportion of uses is also based on the Development
Forecast.

Property rights. Private property shall
not be taken for public use without just
compensation having been made. The
property rights of landowners shall be
protected from arbitrary and
discriminatory actions.

Permits. Applications for both state and
local government permits should be
processed in a timely and fair manner
to ensure predictability.

Natural resource industries. Maintain
and enhance natural resource-based
industries, including productive timber,
agricultural, and fisheries industries.
Encourage the conservation of
productive forestlands and productive
agricultural lands and discourage
incompatible uses.

The site is owned by a private party, Frank Tiegs LLC. The proposed
request is being submitted to the City for due and fair consideration
through the appropriate process prescribed by city and state law. The
prescribed process protects the property rights of landowners from
arbitrary and discriminatory actions. Accordingly, the request is
consistent with this goal.
This request for a comprehensive plan land use map and text
amendment. It does not involve an application for a state permit. As per
WRMC 14.09.030, the required local government application will be
considered during the current annual review period with the last
working day in January being the deadline for submittal for the current
annual review period. This application is being submitted prior to the
last working day of January 2022 for review during the current annual
review period. Accordingly, the request is consistent with this goal.
The site does not contain, nor is it adjacent to, any productive timber or
fisheries industries. No productive forest lands will be removed since the
site does not contain any forest lands. The site is presently in use for
agricultural purposes, and that use will cease once the land is
developed. However, it is noted that the site is within the city limits, is
designated for development in the City’s comprehensive plan, is within
the urban growth area, and it is not part of any area that has been
designated for exclusive farm use.
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Project Consistency
Land uses to the east are within the city of West Richland. There are no
natural resource industries within the city. The lands to north and south
of the project are designated rural lands 5-acre minimum lot area under
Benton County zoning. These zones are not intended for industrial scale
agriculture.

Open space and recreation. Retain open
space, enhance recreational
opportunities, conserve fish and wildlife
habitat, increase access to natural
resource lands and water, and develop
parks and recreation facilities.

Environment. Protect the environment
and enhance the state’s high quality of
life, including air and water quality, and
the availability of water.

To the west, on the west side of the Yakima River, the land is designated
Park District by the County. This area is physically separated from
project site. Based on the surrounding uses, there will be no impact to a
surrounding or adjacent incompatible natural resource industrial use.
Additionally, the site is not designated in the comprehensive plan for
natural resource industry uses, nor are the adjacent sites. Per the
comprehensive plan at page 44, no land in West Richland has a natural
resource land classification or designation. Additional information will
be provided in the spring/summer 2022 when the applicant presents
the various planned action Environmental Impact Statement (EIS)
reports relating to natural resources.
For the southwestern 750-acre portion, the only known habitat is a
small portion of wetlands and associated habitat. This portion of the site
does not contain any open space, recreational area, or fish and wildlife
habitat. The area of the site that is wetlands and associated habitat will
be delineated, along with required buffers, and will be protected during
construction and preserved from development. Future applications for
development of the site will include parks.
The remaining 6,902 acres of the site has not yet been studied. The
applicant has initiated planned action EIS, and these will be submitted
by May 2022.
Any development of, on, or to the site must comply with all state and
federal environmental regulations. Water will be made available to the
site via extensions of water mains and service lines and connections,
while irrigation water will be provided through either an existing
irrigation district or the creation of a new irrigation district. The site is
not part of a frequently flooded area, fish and wildlife habitat
conservation area, or a geologically hazardous area. The current City of
West Richland Shoreline Management Plan indicates urban conservancy
and aquatic environments along the river. Future applications within
shoreline jurisdiction will be required to comply with the Shoreline
Management Act and the City of West Richland Shoreline Master
Program. Figure 6 contains the shoreline boundaries within the site.
The site is within a critical aquifer recharge area, and the site contains
wetlands. However, none of the future residential, commercial, or
mixed-use uses are anticipated to involve any of the uses hazardous to
the recharge area. Any wetlands and their buffers will be delineated, will
be protected, and preserved. No development will take place within the
site’s wetlands or their buffer areas.

Citizen participation and coordination.
Encourage the involvement of citizens

The Comprehensive Plan, updated in 2017, identifies the site as being in
city limits and further identifies the adopted land use classifications for
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in the planning process and ensure
coordination between communities and
jurisdictions to reconcile conflicts.

the site. The Comprehensive Plan states: “Public involvement served as
an essential and central part of the process in this plan update. This
plan’s update adhered to a public participation plan that the City
Council adopted prior to the launch of the project. The city involved
citizens in several ways…” The submitted request does not propose
removal of the site from city limits as previously approved with
extensive public involvement. WRMC 14.09.100 requires a notice of
public hearing be mailed to all property owners within 600 feet of the
site at least seven days prior to the scheduled public hearing for
consideration of the proposed map amendment. The City’s Planning
Commission will hold a public hearing and make a recommendation,
followed by the City Council’s review and consideration of the request
during a regular City Council hearing. Accordingly, the request is
consistent with this goal.
750 acres located in the southeast portion of the project is or will be
served by public facilities and services that are either currently existing
or will be proposed for construction as part of future project
development. Utilities, including water, sanitary sewer, stormwater, and
power are/will be extended to the site through Ruppert Road and future
arterials, collectors, and local streets to be constructed as part of future
project development. The site is already served by fire protection,
emergency services, and police. Those services will remain.

Public facilities and services. Ensure that
those public facilities and services
necessary to support development shall
be adequate to serve the development
at the time the development is available
for occupancy and use without
decreasing current service levels below
locally established minimum standards.

The site would be serviced by a regional sewer pump station that would
need to be installed on the site approximately 1,800 linear feet north of
Ruppert Road and west of the future Keene Road extension into the site.
Topographically there is a regional low point that allows for the site area
to flow back to a single collection point. From this collection point a
sewer pump station would look to distribute effluent via a force main
back to the regional gravity interceptor sewer line that is located at the
intersection of Van Giesen Street and Ruppert Road. This discharge
point is approximately 5,000 linear feet away from the regional lift
station. The regional interceptor would then distribute the flows to the
City’s sewer treatment plant. The City has authorized a comprehensive
plan update to its sewer system plan that will study the regional sewer
lift station location and sewer capacity in the interceptor line, as well as
the capacity within the sewer treatment plant. The study will also look to
contemplate a location for another sewer treatment plant and this site’s
ability to discharge to that facility in the future. The study was
authorized by City Council in late 2020.
The site would be serviced by water from the City. The site lies within
the City’s pressure zone 3 and has the potential to be serviced by
regional wells that are located within the site (Well #11) and south of
the site that are owned and operated by the City. The eastern half of the
site is located within the City’s retail water service area, while the
western half is outside the City’s retail water service area. The City has
authorized a comprehensive plan update to its water system plan that
will study the retail service area for this site, available water rights,
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pressure zone service, and fire storage requirements for the area. The
study was authorized by City Council in late 2020. At the time of this
application, the report had not been completed.
The remaining 6,902 acres of the project is also within the city limits.
The City will make public services available for development. Public
services will be required prior to development.

Historic preservation. Identify and
encourage the preservation of lands,
sites, and structures, which have
historical or archaeological significance.

Shoreline management. Comply with
the goals and policies of the Shoreline
Management Act as set forth in RCW
90.58.020.

Electric service will be provided by the Benton Rural Electric Association.
There are no known historical or archaeological resources on the site.
This request does not entail any ground disturbance.
Over the next several months, an archeological predetermination study
will be undertaken. The results of the study will be available prior to
ground disturbance activities. Development will comply with all
applicable state rules and regulations that are in place to protect
historical or archaeological resources. A cultural report will be
completed as part of the planned action EIS.
The site abuts the Yakima River along the west boundary. The current
City of West Richland Shoreline Management Plan indicates urban
conservancy and aquatic environments along the river. Future
applications within shoreline jurisdiction will be required to comply with
the Shoreline Management Act and the City of West Richland Shoreline
Master Program. Figure 6 contains the shoreline boundaries within the
site.

As noted in the above table, the proposed comprehensive plan land use map amendment is consistent with
the 14 planning goals identified in the GMA.
c.

How the amendment is consistent with the adopted county-wide planning policies.

Response: The following is stated on page 3 of the City’s Comprehensive Plan: “The City of West Richland has
also prepared this plan to be compatible with the Benton County County-Wide Planning Policies (Benton
County Resolution No. 2017-127). The County-Wide Planning Policies serve as guidelines and principles used
by all cities within Benton County to ensure regional coordination and smart growth, and to avoid
inconsistences or incompatible strategies, particularly transportation networks, public services, and provisions
for affordable housing.” Specifically, pertinent to land use, page 13 of the Comprehensive Plan states that the
land use element “is written with the intent to be harmonious with the policies set forth in Benton County’s
Countywide Planning Policies, which is intended to serve as a framework for this Comprehensive Plan.” On
page 28, the Comprehensive Plan states: “In accordance with Benton Countywide Planning Policy #2, the City
plans for future population growth based on the published, official projections of the state Office of Financial
Management, and the allocation for the city as provided by the County” and “the Benton Countywide
Planning Policies (included in Appendix 6) apply to the City’s planning efforts and are intended to provide a
framework for development of the Comprehensive Plan.” This narrative shows consistency with the City’s
comprehensive plan, thereby also showing consistency with the county-wide planning policies since the City’s
adopted comprehensive plan was adopted as being “compatible” and “harmonious” with the county-wide
planning policies. Accordingly, the request is consistent with the county-wide planning policies.
d.

How the amendment furthers the purpose of the city’s comprehensive plan.
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Response: In the introduction of the City’s Comprehensive Plan, it is noted that the purpose of the
Comprehensive Plan is the “long-term vision and plan for managing the city’s natural and built environment”
and that it “provides policy direction for community and economic development, housing, and community
character.” The future vision notes that, in 2037, the City is a “thriving community that has retained its
welcoming, neighborly character.” Further in the document (on page 3), it is alluded that the plan is a living
document and that the “plan must also be adaptable for change in conditions or policy directions” which is
why updates to the plan are allowed under an annual docketing process. Housing and home ownership are
two of the initiatives of the Comprehensive Plan. The amendment will provide more opportunity for home
ownership by adding detached single-family dwellings to the inventory of housing stock, as well as providing
more variety of housing types for lease to accommodate the City’s growing population. The amendment does
not seek to remove the commercial land use classifications of the site; rather, it seeks to reapportion those
acreages for more balance between residential and commercial lands and assign land use designations to the
U-TRANS designated area. More balance serves to fulfill the long-term vision by ensuring housing availability
through an increase in residential lands, while still providing enough area for commercial use to satisfy the
needs of the adjacent residential neighborhoods but not so much commercial land that it sits vacant or
underutilized due to an overabundance.
e.

How the amendment is internally consistent with the city’s comprehensive plan, as well as
another adopted city plans and codes.

Response: Consistency with the City’s Comprehensive Plan is detailed in this narrative under 14.09.030 and
14.09.060. Consistency with the WRMC is noted throughout this narrative as this narrative addresses Title 14
of the WRMC. Other adopted city plans and codes, including the West Richland Economic Development Plan
and the Capital Improvements Plan, were adopted to meet and satisfy goals, policies, and objectives outlined
in the City’s Comprehensive Plan. Accordingly, consistency with the Comprehensive Plan also means
consistency with the plans and codes adopted to meet the Comprehensive Plan requirements.
f.

If applicable, how the project will meet concurrency requirements for transportation; and

Response: Future development applications will include traffic impact analyses and plans for the construction
of streets and any items noted as traffic mitigation in the traffic impact analyses. Future development will
include construction of a public street network that will be built to city codes and standards, including
installation of required mitigation identified in traffic impact analyses. A traffic impact analysis for the
southeastern 750 acres of the site will be completed by April 2022. A transportation master plan for the entire
7,653-acre site will be completed by fall 2022.
g.

Supplemental environmental review and/or critical areas review if determined by the planning
director to be required.

Response: The application package includes a completed SEPA checklist. As stated in SEPA, the site contains
wetlands as well as being part of the critical aquifer recharge area. Reports, studies, reviews, and applications
associated with wetlands and the critical aquifer recharge area will be prepared and submitted in early 2022.
B.

Comprehensive Plan Text Amendment Requirements. In addition to the general application
requirements, the following additional information shall accompany a text amendment application:
1. The proposed element, chapter, section, and page number of the comprehensive plan to be
amended.
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2. Proposed text changes, with new text shown in an underline format, and deleted text shown in
strikeout format.
Response: Requirements 1 and 2 are addressed below.
The proposed text changes relate to a proposed additional mixed-use zone that can be applied to areas other
than the downtown. For context, the proposed MU land use designation will be referred to as MU-LCR
(proposed).
The proposal relates to the Land Use Element, Chapter Two, Section A. Land Use Plan: Distribution and Map,
page 20.
MU includes a variety of retail, office, and residential uses. Multi-family residential is preferred, and may
include a variety of housing types such as apartments, townhouses, etc. New residential development should
be high-density and office and commercial development should be intensive in nature, to create a vibrant
district and increase employment opportunities. These areas should represent locations in the city where
revitalization and transformation from strip mall style, to more vibrant and where pedestrian-oriented
commercial uses may be fostered.
The proposal is to adopt a new MU-LCR comprehensive plan designation. The proposed text is shown below.
The MU-LCR land use designation includes a variety of single and multi-family housing types, employment
centers, neighborhood commercial, and light industrial uses. New residential development should be in the
higher-density range. Employment centers would include nodes of low- to high-intensity office parks,
manufacturing, and other industrial development, or a combination of activities. Neighborhood commercial
and convenience-oriented retail should be located adjacent to residential neighborhoods. The combination of
uses should create a vibrant combination of residential, commercial, and industrial uses.
C. Comprehensive Plan Map Amendment Requirements. Map amendments include changes to any of the
several maps included in the comprehensive plan including, but not limited to, the land use map, future
roadways map, parks, and trails map, etc. All map amendment applications shall include the
information specified under general application requirements. In additional, land use map amendment
applications shall be accompanied by the following information:
1.

The current land use map designation for the subject parcel(s).

Response: The current land use map designations for the site are HD-RES, MD-RES, H-COM, L-COM, and
U-TRANS. The current land use map can be found on Figure 3.
2.

The land use map designation requested.

Response: The requested land use map designations for the site are LD-RES, MD-RES, DH-RES, L-COM,
H-COM, IND, and the proposed MU-LCR. These designations include a greater variety of designations the
current designations of HD-RES, MD-RES, H-COM, and L-COM.
3.

A complete legal description describing the combined area of all the subject parcel(s).

Response: Abbreviated legal description of all 27 parcels describing the site is included below.
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1.

109074000000000; NORTH, RANGE 27 THE BOUNDARY BEING DEFINED AS FOLLOWS.

2.

109074000000000; THAT PORTION OF THE EAST HALF OF SECTION 9, TOWNSHIP 10 NORTH, RANGE
27 DESCRIBED AS FOLLOWS: A STRIP OF LAND 300 FEET IN WIDTH, SITUATED IN SECTIONS 9 AND
10, TOWN SHIP 10 NORTH, RANGE 27 THE BOUNDARY BEING DEFINED AS FOLLOWS.

3.

110071000003000; ALL OF SECTION 10, TOWNSHIP 10 NORTH, RANGE 27: LESS THAT PORTION LYING NORTHEASTERLY OF A LINE DRAWN FROM THE NORTHWEST CORNER OF THE NORTHEAST
QUARTER TO THE SOUTHEAST CORNER OF SAID NORTHEAST QUARTER.

4.

110073000000000: THAT PORTION OF THE SOUTHWEST QUARTER OF SECTION 10, TOWNSHIP 10
NORTH RANGE 27 DESCRIBED AS FOLLOWS: A STRIP OF LAND 300 FEET IN WIDTH, SITUATED IN
SECTIONS 9 AND 10 THE BOUNDARY BEING DEFINED AS BEGINNING AT THE SOUTHWEST CORNER
OF SAID SECTION 10.

5.

115070000000000: ALL OF SECTION 15, TOWNSHIP 10 NORTH, RANGE 27: SUBJ TO ESMTS &
RESTRIC OF REC'D CONT' & GRANT ESMT 8.60 AC M/L TO BPA 9/12/84 ESMT 6/29/71.

6.

116071000000000; THE NORTH HALF OF THE NORTHEAST QUARTER OF SECTION 16, TOWNSHIP 10
NORTH, RANGE 27: THE SOUTHWEST QUARTER OF THE NORTHEAST QUARTER. LOTS 1 AND 3: THE
SOUTHEAST QUARTER OF THE NORTHWEST QUARTER:

7.

117073000000000; ALL OF SECTION 17, TOWNSHIP 10 NORTH, RANGE 27 LYING SOUTHERLY AND
EASTERLY OF THE RIVER.

8.

119073000000000; ALL OF SECTION 19, TOWNSHIP 10 NORTH, RANGE 27 LYING SOUTHEASTERLY
OF THE RIVER.

9.

120071000000000; ALL OF SECTION 20, TOWNSHIP 10 NORTH, RANGE 27. LESS GOVERNMENT LOT
2: (10 ACRES OUT FOR RIVER).

10. 121070000000000; ALL OF SECTION 21, TOWNSHIP 10 NORTH, RANGE 27.
11. 122071000001000; ALL OF SECTION 22, TOWNSHIP 10 NORTH, RANGE 27: LESS THE SOUTH HALF OF
THE SOUTH HALF: REA ESMT 8/6/75 SUBJ TO ESMTS & RESTRIC OF REC'D 6/29/71 PUD ESMT
8/10/71, EXCEPT THAT PORTION OF THE SOUTH HALF OF SECTION 22, TOWNSHIP 10 NORTH,
RANGE 27 EAST, W.M.
12. 122073000002001; SECTION 22 TOWNSHIP 10 RANGE 27. THE SOUTH HALF OF THE SOUTH HALF OF
SECTION 22, TOWNSHIP 10 NORTH, RANGE 27: REA ESMT 8/6/75: TGW ESMTS 6/29/71: SUBJ TO
ESMTS & RESTRIC OF REC'D 6/29/71 PUD ESMT 8/10/71 LESS THE FOLLOWING DESCRIBED PARCEL
SECTION.
13. 123072000008000; THE SOUTH HALF OF THE SOUTHWEST QUARTER OF THE NORTHWEST QUARTER:
THE NORTHWEST QUARTER OF THE SOUTHWEST QUARTER: THAT PORTION OF THE SOUTH HALF
OF THE SOUTH HALF LYING WESTERLY OF A LINE DEFINED AS FOLLOWS:
14. 123073000016002; THAT PORTION OF THE SOUTH HALF OF THE NORTHEAST QUARTER OF THE
SOUTH- WEST QUARTER OF SECTION 23, TOWNSHIP 10 NORTH, RANGE 27 DEFINED AS FOLLOWS:
THE EAST 217.78 FEET OF THE WEST 568.90 FEET.
15. 125073000002000; SECTION 25 TOWNSHIP 10 RANGE 27 QUARTER SW: PORTION OF THE
SOUTHWEST OF THE SOUTHWEST DEFINED AS FOLLOWS: BEGINNING AT THE COMMON SECTION
CORNER OF SECTIONS 25, 26, 35 AND 36, OF SAID TOWNSHIP AND RANGE; THENCE EASTERLY
ALONG THE COMMON SECTION LINE.
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16. 126071000002002; SECTION 26 TOWNSHIP 10 NORTH RANGE 27: THAT PORTION DEFINED AS
FOLLOWS: BEGINNING AT THE EAST QUARTER CORNER OF SAID SECTION 26: THENCE SOUTH 00¦
13' 00' WEST ALONG THE EAST LINE OF SAID SECTION 33.96 FEET TO THE SOUTH LINE OF THE
NORTH 2,700 FEET.
17. 126071000002005; SECTION 26, TOWNSHIP 10 NORTH, RANGE 27 EAST; THE EAST ONE HALF, LESS
60 FEET FOR COUNTY ROAD, 9-28-50; TOGETHER WITH THE SOUTHWEST QUARTER OF THE
NORTHWEST QUARTER AND THE WEST ONE HALF OF THE SOUTHEAST QUARTER AND TOGETHER
WITH A STRIP OF LAND
18. 127070000000000; SECTION 27 TOWNSHIP 10 RANGE 27: ALL, SUBJECT TO EASEMENTS AND
RESTRICTIONS OF RECORD 2/21/64, 6/29/71; QCD 6/13/75.
19. 128071000000000; SECTION 28 TOWNSHIP 10 RANGE 27 QUARTER NE: ALL; EXCEPT THAT PORTION
OF SOUTH HALF LYING SOUTHERLY OF OREGON-WASHINGTON RAILROAD & NAVIGATION
COMPANY RIGHT OF WAY; SUBJECT TO EASEMENTS AND RESTRICTIONS OF RECORD 2/21/64, QCD
6/13/75.
20. 129071000000000; THE NORTH HALF OF SECTION 29 TOWNSHIP 10, RANGE 27, LESS THE
SOUTHWEST QUARTER OF THE NORTHEAST QUARTER AND THE SOUTHEAST QUARTER OF THE
NORTHEAST QUARTER OF THE NORTHWEST QUARTER THEREOF. THE SOUTHEAST QUARTER OF THE
SOUTHWEST QUARTER.
21. 130071000000000; THE NORTHWEST QUARTER OF THE SOUTHEAST QUARTER AND THAT PORTION
OF GOVERNMENT LOT 8 LYING NORTHERLY OF DEMOSS RD. ALSO THAT PORTION OF
GOVERNMENT LOT 8 LYING SOUTHERLY OF DEMOSS RD AND NORTHERLY OF THE YAKIMA RIVER.
EXCEPT THE WEST 434.20 FEET THEREOF.
22. 131071000001001; SECTION 31, TOWNSHIP 10 NORTH, RANGE 27 EAST, QUARTER NE: LOT 1, LESS
.33 ACRES TO COUNTY FOR ROAD, 1/22/62. EXCEPT THAT PORTION DESCRIBED AS FOLLOWS; THAT
PORTION OF GOVERNMENT LOT 1, SECTION 31, TOWNSHIP 10 NORTH, RANGE 27 EAST, W.M.
WASHINGTON
23. 133071000001000; SECTION 33 TOWNSHIP 10 RANGE 27 QUARTER NE: NORTH OF RAILWAY RIGHT
OF WAY, SUBJECT TO RURAL ELECTRIC ASSOCIATION EASEMENT 9/4/53, 2/21/64; TOGETHER WITH
EASEMENTS - IRRIGATION 6/24/71.
24. 134071000000000; SECTION 34 TOWNSHIP 10 RANGE 27 QUARTER NE: NORTHEAST QUARTER;
SOUTH HALF, NORTHEASTERLY OF RAILROAD RIGHT OF WAY, NORTH HALF OF THE NORTHWEST
QUARTER; SOUTHEAST OF THE NORTHWEST QUARTER; QCD ROAD RIGHT OF WAY 5.75 ACRES,
4/25/77
25. 134071000000000; THE NORTHWEST QUARTER; QCD ROAD RIGHT OF WAY 5.75 ACRES, 4/25/77
26. 135071000001000; SECTION 35 TOWNSHIP 10 NORTH RANGE 27 EAST: ALL, LESS THE SOUTH 30
FEET FOR ROAD 10/2/53 (3.64 AC) TOGETHER WITH EASEMENTS (IRRIGATION) 6/29/71 LESS THE
FOLLOWING DESCRIBED PARCEL: (SWD 6/30/95) SECTION 35 TOWNSHIP 10 NORTH RANGE 27 EAST
27. 136072000000000; SECTION 36 TOWNSHIP 10 RANGE 27: THE WEST 1,650 FEET THERE OF.
4.

A copy of the county tax assessor’s map of the subject parcel(s)

Response: A subject parcel(s) map of the site can be found on Figure 2, is included with the submittal
package.
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A vicinity map showing:
a.

All land use designations within 300 feet of the subject parcel(s).

b.

All parcels within 300 feet of the subject parcel and all existing uses of those parcels.

c.

All roads abutting and/or providing access to the subject parcel(s) including information on
road classifications (arterial, collector, access) and improvements to such roads.

d.

Location of shorelines and critical areas on or within 300 feet of the site, if applicable.

e.

The location of existing utilities serving the subject parcels including electrical, water and sewer
(including septic).

f.

The location and uses of existing structures located on the subject parcel(s).

Response: A vicinity map is included in Figure 1, with the submittal.
6.

Mailing labels of all property owners within 600 feet of the subject site, as listed on the county
assessor’s tax rolls (the city may require the applicant at any time in the update process to submit
updated mailing labels if the mailed notices are to be sent more than 30 days beyond the date the
mailing labels were prepared).

Response: Required mailing labels are included with this submission.
7.

A traffic impact analysis (TIA) assessing the potential impacts of the proposed amendment.

Response: As this is a non-project application the traffic impacts have not been determined. A TIA is not
included with this application. A TIA for the southeast 750 acres of the project will be completed and
submitted by April 2022. A transportation master plan for the entire 7,441-acre site will be completed by fall
2022.
8.

Topographical map of the subject parcels and abutting properties at a scale of a minimum of one
inch represents (1:200).

Response: The submitted materials contain a topographical map of the site and abutting properties at a scale
of 1:200. The map can be found on Figure 9a and Figure 9b.
9.

The current official zoning map designation for the subject parcel(s).

Response: The current official zoning map designations for the site are CG, CL, MR, and RM-6 can be found
on Figure 7.
10. A detailed plan which includes any proposed improvements, including plans for:
a.
b.
c.
d.
e.

Paved streets.
Storm drainage control and detention facilities.
Public water supply.
Public sanitary sewers; and
Circulation and traffic patterns for the development and the surrounding neighborhoods.
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Response: A map showing the proposed reapportioning of the land use designations, and the designation of
new land uses on the U-TRANS area, is included with the application, and can be found on Figure 4.
11. A corresponding zoning map amendment application where necessary to maintain consistency
between the land use and zoning maps. The rezone application will be processed separately from,
and after, the comprehensive plan amendment.
Response: A corresponding zoning map amendment application is included on Figure 8, with the application
package.
12. Other information as may be required by the planning director to assist in accurately assessing the
conformance of the application with the standards for approval.
Response: The applicant is unaware of any other information required by the planning director. If the
planning director requires additional information, the applicant will submit such information, as necessary.
13. A description of any associated development proposals. Development proposals shall not be
processed concurrent with comprehensive plan amendments, but the development proposals may be
submitted for consideration of the comprehensive plan amendments to limit consideration of all
proposed uses and densities of the property under the city’s SEPA, zoning and comprehensive land
use plan. If no proposed development description is provided, the city will assume that the applicant
intends to develop the property with the most intense development allowed under the proposed land
use designation. The city shall assume the maximum impact, unless the applicant submits with the
comprehensive plan amendment a development agreement to ameliorate the adverse impact(s) of
the proposed development
Response: There are no associated development proposals.
D. Related Applications. Comprehensive plan amendments shall be processed separately from any other
related project permit applications, including but not limited to site-specific rezone applications, except
that related development descriptions may be submitted as described in subsection (C)(13) of this
section.
Response: The site-specific rezone application included as part of this application package is the only related
project permit application being submitted concurrently. The applicant understands the comprehensive plan
amendment request shall be processed separately from the rezone application.
14.09.130 Considerations for Decision to Initiate Processing
Before rendering a decision whether the individual comprehensive plan amendment proposal may be processed
during any year, the city council shall consider all relevant facts, including the application materials, as well as
the following items:
A. Whether circumstances related to the proposed amendment and/or the area in which it is located have
changed since the adoption of the comprehensive plan.
Response: The current comprehensive plan land use map was adopted in August 2017. Since that time,
development of the surrounding area has taken place, specifically the approval and onset of construction of
The Heights at Red Mountain Ranch. Infrastructure and road improvements have been constructed as part of
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that development. Commercial lands are being developed along W Van Giesen Street and Keene Road. The
population continues to grow, and is projected to continue to grow, which increases the demand for a variety
of housing types. Additionally, the Development Forecast concludes that the site has an overabundance of
commercial land in proportion to the residential land and recommends a reapportionment to fit the update
future conditions.
B.

Whether the assumptions upon which the comprehensive plan is based are no longer valid, or whether
new information is available which was not considered during the initial comprehensive plan adoption
process or during previous annual amendments.

Response: In the introduction of the Comprehensive Plan, it is noted that the purpose of the Comprehensive
Plan is the “long-term vision and plan for managing the city’s natural and built environment” and that it
“provides policy direction for community and economic development, housing… and community character.”
The future vision notes that, in 2037, the city is a “thriving community that has retained its welcoming,
neighborly character.” Further in the document (on page 3), it is alluded that the plan is a living document and
that the “plan must also be adaptable for change in conditions or policy directions” which is why updates to
the plan are allowed under an annual docketing process. Since the adoption of the Comprehensive Plan in
2017, the area to the south of the site has been approved for development as The Heights at Red Mountain
Ranch and active commercial development is taking place along W Van Giesen Street and Keene Road.
Additionally, the Development Forecast concludes that the site has an overabundance of commercial land in
proportion to the residential land and recommends a reapportionment to fit the updated future conditions .
14.09.160 Criteria for Approval
Every applicant for a comprehensive plan amendment must demonstrate how each of the following criteria for
approval has been satisfied in their application materials. The city council, in addition to the consideration of the
conditions set forth in WRMC 14.09.120, shall make written findings regarding each application’s consistency or
inconsistency with each of the following criteria:
A. The proposed amendment will not adversely impact the city’s ability to provide sewer and water and will
not adversely affect adopted levels of service standards for other public facilities and services such as
parks, police, fire, emergency medical services and governmental services.
Response: The proposal is to modify the existing land use designations for the site and create a new land use
designation of MU-LCR. The entire development site is within the urban growth area and the city limits of
West Richland. As development occurs sewer and water, provided by the City of West Richland, will be made
available to the project site. As development occurs, the need for parks, police, fire, emergency medical
services, and governmental services will increase.
Fire protection is provided by Benton County Fire District #4. Such protection will continue. The site is located
within the Richland School District, which provides public school services for the area. The proposed
development will also provide open spaces. The uses proposed will not need specialized or enhanced police
or fire protections.
B.

Adequate infrastructure, facilities and services are available to serve the proposed or potential
development as expected as a result of this amendment, according to one of the following provisions:
1.

The city has adequate funds for needed infrastructure, facilities, and services to support new
development associated with the proposed amendments; or

2.

The city’s projected revenues are sufficient to fund needed infrastructure, facilities…; or
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3.

Needed infrastructure, facilities and services will be foundered by the developer under the terms of a
developer’s agreement associated with this comprehensive plan amendment; or

4.

Adequate infrastructure, facilities and services are currently in place to serve expected development
as a result of this comprehensive plan amendment based upon an assessment of land use
assumptions; or

5.

Land use assumptions have been reassessed and required amendments to other sections of the
comprehensive plan are being processed in conjunction with this amendment in order to ensure that
adopted level of service standards will be met.

Response: Public improvements, including streets, city water extension, city sewer extension, creation or
extension of an irrigation system, installation of fire hydrants, installation of required stormwater systems, and
parks/open space/trail improvements for the benefit of the site, will be provided. Such improvements will be
undertaken by the developers under the terms of a developer’s agreement associated with this amendment.
C. The proposed amendment is consistent with the goals, policies, and objectives of the comprehensive
plan.
Response: Consistency with the goals, policies, and objectives of the comprehensive plan is outlined below.
Capital Facilities Policy G
Coordinate land use decisions and a schedule of capital improvements with financial resources.
•

Require the city and/or developers to provide public facilities and services concurrent with the impact of
their development.

Response: Public facilities will be provided to meet the requirements of future development.
Economic Developmentally Policy 2
Encourage commercial and industrial development that diversifies and strengthens the local and regional
economy and is compatible with surrounding land uses. This could include business attraction, retention, and
expansion activities. Economic activities that the city could support might include:
•
•
•
•
•
•

Diversify the local economy
Higher than average wages
High multiplier industries and firms that will grow the local economy
Sectors with strong growth prospects
Preserve, enhance, or create natural assets
Support and grow West Richland’s wine industry, taking advantage of the city’s proximity to unique
growing area.

Response: The proposal includes 439 acres of high-intensity commercial, 700 acres of low-intensity
commercial, 694 acres of industrial, and 784 acres of proposed mixed-use land use designations.
The proposed designations could help diversify the local economy by providing additional areas for
commercial and industrial development. This may provide for higher wage jobs. However, this cannot be
determined until the zoning is in place and a specific development application is proposed.
The multiplier can only be determined when an application is provided, and Certificate of Occupancy is
requested.
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The site is within the shoreline jurisdiction of West Richland. The environmental designation is urban
conservancy. Any future developments would be subject to review for compliance with Shoreline Master
Program standards and regulations.
During the development review process, specific proposals will be submitted for review. Those plans will be
required to address any critical areas and natural resources.
The proposed application envisions the site being developed as a walkable community with a mixture of
commercial, industrial, and residential components. Agricultural use is not proposed.
Environmental Goal 3

Protect environmentally sensitive natural areas and the functions they perform by the careful and
considerate regulation of development.
Response: The proposal is for a comprehensive plan amendment. The project will require additional studies
as part of the development process. Studies will be required addressing the sensitive natural areas and their
functions.
Environmental Strategy 1
Review new development in the City with sensitivity to environmental issues.
Response: A completed environmental checklist (SEPA) has been included with this application package.
Future development will account for the critical aquifer recharge areas, critical areas, and wetlands with
appropriate reviews, studies, and protections.
Housing Policy 1
Encourage opportunities for home ownership through the availability of a variety of housing types.
•

Encourage a range of housing types and densities including but not limited to small lot single-family,
zero lot line developments, cluster housing, townhouses, duplexes, triplexes, apartments, condominiums,
accessory apartments, and manufactured homes, both in parks and on subdivided lots.

Response: The proposal includes low-density residential, medium-density residential, and high-density
residential. These encompass all the current residential land use designations of the comprehensive plan.
Housing Policy 8
Plan for an adequate supply of land to accommodate projected growth, including but not limited to, affordable
housing, multi-family housing, and special needs housing.
•

Consider allowing a variety of multifamily residential housing types, such as townhouses, courtyard
buildings, zero-lot line development, small cottages, duplexes, triplexes, and four, six, and eight-plexes in
the higher density residential districts.

•

Provide for moderately priced housing ownership through flexible lot sizes, small, detached dwellings,
townhomes, and condominium housing.

•

Allow retirement centers and assisted living facilities in multi-family residential zones.

•

Review alternative forms of housing development such as density bonuses, and planned unit
developments (PUD) to find an effective mix of housing development tools for West Richland.
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•

Allow recreational vehicles (RVs) to be used as a primary residence in manufactured/mobile home
communities.

•

Allow and accommodate accessory dwelling units in single-family districts.

•

Allow the development of accessory dwelling units on single-family lots. Regulatory guidelines should
minimize procedural requirements, while addressing neighborhood compatibility through development,
design, and occupancy standards.

Response: The objectives in Policy 8 cannot be addressed by the applicant. The site is in the city limits and
urban growth area. However, this policy requires action by the City of West Richland. The objective of this
policy require change to the municipal code.
Housing Strategy 20
Encourage higher density single-family neighborhoods near commercial centers and other facilities/services to
support and encourage non-motorized options.
Response: The proposed map amendment places MD-RES and HD-RES near H-COM, L-COM, and the
proposed MU-LCR designation.
Land Use Goal A
Demonstrate regard for private property owner’s rights in all planning efforts.
Response: The site is owned by a private property owner. In adhering to the procedures and processes
adopted by the comprehensive plan and WRMC that require a detailed review of the proposed amendment
and public hearings, the property rights of the private property owner are being protected and regard is being
demonstrated. The proposed amendment is consistent with this land use goal.
Land Use Goal J
Ensure compatibility of residential development with established and projected land use patterns.
Response: The Lewis and Clark Ranch development pattern will be designed to ensure compatibility of
residential development with the proposed nonresidential uses within the project as well as the surrounding
properties. The proposed land use patterns are designed to provide buffering between dissimilar type uses by
providing less-intensive uses between high intensity uses and residential development. This provides a
gradual transitioning of uses from a high-intensity commercial/industrial, to a less-intense commercial, with
high-density types of housing immediately adjacent to the commercial and lesser densities of housing
radiating from the higher intensities of housing.
Land Use Policy 1
Maintain and follow procedures to review development applications in a consistent manner.
•

Continue to provide the Fire District the opportunity to review and comment on development proposals,
to help ensure that fire-related issues are properly identified and addressed.

•

Consider adopting requirements for defensible space, and similar fire prevention requirements, such as
those found in the Urban Wildlands Interface Code, to reduce potential losses from wildfire.

•

Continue to enforce the requirements of the International Fire Code and adopted appendices.

•

Consider adoption of a commercial fire prevention code, with requirements that will help improve
response times and minimize loss from fire.
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Response: This policy requires action by the City of West Richland. Future development will be subject to the
rules, regulations, and standards in effect at the time of any application.
Land Use Policy 4
Avoid sprawl by concentrating growth within easily accessible neighborhoods to create a safe and beautiful
community that is easy and comfortable to travel within.
•

Work with developers to encourage the construction of complete streets, commercial nodes, and
residential development areas that complement one another and provide effective interaction for
activities and uses.

Response: This application is initiated by Frank Tiegs LLC, owner of the Lewis and Clark Ranch. The
application, as envisioned, will develop complete streets. The proposed comprehensive plan amendment
request redesignating the current U-TRANS to include LD-RES, MD-RES, HD- RES, L-COM, H-COM, IND, and
MU-LCR land use designation. The land use layout includes areas of commercial, industrial, and residential
development.
The intent is to develop a walkable community.
•

Consider establishing minimum density thresholds for each residential zoning district to foster
development at appropriate, planned densities.

Response: This section of the policy relates to action by the City of West Richland. The applicant has not
proposed minimum residential densities.
Land Use Policy 5
Maintain open communication with major landowners in the city, including DNR, regarding future plans and
uses of large tracts of lands.
•

Advocate for development of land, timed with market demand, to facilitate smart growth, provide
necessary services, and foster community vitality.
Per the Smart Use Network, Smart Growth includes the following
•

Mix land uses

•

Take advantage of compact building design

•

Create a range of housing opportunities and choices

•

Create walkable neighborhoods

•

Foster distinctive, attractive communities with a strong sense of place

•

Preserve open space, farmland, natural beauty, and critical environmental areas

•

Strengthen and direct development towards existing communities

•

Provide a variety of transportation choices • Make development decisions predictable, fair, and cost
effective

•

Encourage community and stakeholder collaboration in development decisions.

Response: The proposal includes a mixture of uses as shown in the table below.
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Table 3. Proposed Land Use Classifications
Land Use

Acreage

Percentage of Site

H-COM

439 acres

6%

L-COM

563 acres

7%

HD-RES
MD-RES
LD-RES
IND
MU

561 acres
2,530 acres
1,944 acres
695 acres
921 acres

7%
33%
25%
9%
12%

The proposed comprehensive plan amendment will allow for the further development that allows for compact
building design and development of a walkable community by allowing different use types within close
proximity to each other. This Lewis and Clark Ranch development is envisioned to have strong sense of place
with distinctive features and design.
Land Use Policy 7
Give preference to locating new high-density development areas where residents will have access to walking and
bicycling amenities, and to public transit.
•

Place multi-family residential developments next to arterial streets, along public transportation routes,
or on the periphery of commercially designated areas.

•

Site schools and other public facilities such as parks within neighborhoods, when feasible, to allow easy
walking to the destinations.

Response: Applying pedestrian-oriented design guidelines to the Lewis and Clark Ranch will result in a
community that is a vibrant, desirable, and accessible place to live. The proposed revisions to the
comprehensive plan zoning will greatly aid in reaching this goal by focusing on the creation of a variety of
community-centered modes along transportation hubs. Through the development of the new mixed-use
zone, West Richland will be creating desirable communities where citizen would be able to access shops, their
job, theaters, restaurants, medical facilities, and all necessary amenities within a 15-minute walk or bicycle trip.
Land Use Policy 9
Integrate health and safety considerations into the urban form of new development.
•

Establish linear parks and trail networks, to facilitate the ability for residents to walk to and along the
facilities.

•

Encourage a walkable community by establishing zoning to support small commercial nodes located
within walking distance of residential development, where feasible.

Response: The Lewis and Clark Ranch proposed mixed-use zoning (MU-LCR) offers a variety of land uses that
will provide amenities throughout the city. Parks and trail networks will be interconnected throughout the
Lewis and Clark Ranch to promote both physical and mental health by providing community spaces that can
be accessed within each node.
Land Use Policy 12
Protect views and features unique to the West Richland area.
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Response: The existing conditions (critical areas, topography, water, cultural elements) will be assessed as part
of the planned action EIS critical area report. Using restricting factors such as height, color, reflectivity, siting,
and landscaping will aid in reaching balanced growth while preserving views. Unique features will be
protected by creating parks, open space, and incorporating features beside trails. Access to views and features
will remain paramount in the regulations to ensure that people, regardless of physical abilities or socioeconomic status, can enjoy views in the area.
Land Use Policy 14
Focus growth into areas that have or will have adequate capital facilities within a reasonable period to
accommodate the development.
•

Ensure the integration of land use plans with infrastructure plans for the City.

Response: The project is within the city of West Richland. Prior to development, capital facilities will be
required. These will be provided as areas are developed.
•

Identify development areas, planned service expansions, and extensions of utilities to occur logically and
be cost effective.

Response: The proposal is within the city limits and urban growth area of the city of West Richland. Municipal
public facilities will be provided by the City. The developer will be responsible for extending those services to
the project.
•

Discourage residential plats that exceed the minimum lot size by more than 30 percent, particularly in
areas without irrigation water service available.

Response: This proposal is for a comprehensive plan amendment. It does not include any proposed land
divisions. This part of Land Use Policy 14 will be considered when a subdivision is proposed.
Land Use Policy 15
Provide adequate, well-located areas for public lands and facilities.
•

Identify and obtain sites for public land and facilities early in the development process to ensure that the
facilities are appropriately located to serve the area and to reduce acquisition costs.

•

Incorporate provisions regarding the identification and siting of essential public facilities, per State of
Washington requirements, in applicable zoning classifications. The City will locate capital facilities
identified as essential public facilities so as to provide the necessary service to the intended users with
the least impact on surrounding land uses.

•

Essential public facilities should be located in a way that protects the environmental resources of the
area.

Response: The Lewis and Clark Ranch will incorporate public lands and facilities to ensure that they are
accessible to residents and visitors.
Land Use Policy 17
Plan adequate commercial and industrial land use to provide a sufficient tax base to support City services and
facilities.
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Maintain an adequate inventory of properties designated for commercial and industrial uses,
recognizing the need for large sites for new and emerging industrial clusters.

Response: The proposal includes a combination of commercial, industrial, and residential land use
designations. The proposed includes 694 acres of industrial-designated lands.
Land Use Policy 20
Establish sub-area plans for large undeveloped areas that have limited number of property owners for the
purpose of supporting City Comprehensive Plan and development goals.
•

Establish guidelines under which sub-area plans can be adopted.

•

Guidelines for sub-area plans should include preservation of open space, riparian areas, wetlands, and
promotion of mixed housing and mixed-use developments.

•

Encourage a balance of job and housing opportunities in each development. Provide sufficient land for
business as well as homes.

Response: The applicant is supportive of establishing a subarea plan/planned action for this property.
Land Use Policy 21
Promote mixed-use development in West Richland.
•

Revise the zoning ordinance to allow and promote different kinds of mixed-use development activities to
help support a decrease in automobile dependency and a variety of lifestyle alternatives in the
community.

Response: The proposed comprehensive plan amendment includes a new mixed-use zone. The City’s current
mixed-use zone only applies to the downtown area. This application is designed for the Lewis and Clark
Ranch.
Land Use Policy 22
Foster a harmonious relationship between the natural and developed environment.
•

Enhance and protect canal corridors and geological features including topographic forms and features.

Response: Existing geologic topographic features will be analyzed as part of the planned action EIS
geotechnical report. The Lewis and Clark Ranch is incorporating the lake and canal corridor as part of a linear
greenway that will be create an attraction and destination that residents and visitors will enjoy. Land use
guidelines will further regulate the areas surrounding the natural features to preserve views to and from the
geological features.
Land Use Policy 32
Use natural and topographic changes, when possible, to buffer and separate multi-family residential
developments from single-family neighborhoods.
Response: Since the general topography is moderately level, buffering of uses will benefit from setback
distance and vegetative buffers. Architectural guidelines and design review all aid in the construction of
residential developments that are both good-looking and functional.
Land Use Policy 36
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Encourage commercial and mixed-use developments located on current or planned transit corridors and
encourage transit-oriented site planning and design.
Response: The Lewis and Clark Ranch will include a combination of residential, commercial, industrial, and a
proposed mixed-use development. Transit corridors and hubs will be incorporated as part of the proposed
mixed-use zone expanding the transportation options for current and future residents.
Land Use Policy 39
Encourage economic development activities that take into consideration the capacity of the natural resource
areas such as the river shore, grape growing region, and agriculture.
Response: The Lewis and Clark Ranch will encourage the incorporation of natural resource industries into
applicable zones.
Land Use Policy 40
Locate convenience-oriented retail and service developments adjacent to residential neighborhoods; encourage
small-scale neighborhood commercial used directly within residential areas.
Response: The proposed mixed-use zone incorporates convenience-oriented retail and services near
proposed residential development.
Land Use Policy 42
Promote the preservation of natural habitat in the development of new parks and use native vegetation and
other Low-Impact Development principles where feasible.
Response: The Lewis and Clark Ranch vision is to integrate the natural resources and beauty of the area with
the various community nodes throughout the ranch.
Land Use Policy 43
Increase the inventory of dedicated open space within the city.
•

Encourage the dedication of land in lieu of park impact fees, for the use of dedicated open space and/ or
developed open space within new plats, subdivisions, and short plats.

•

Purchase land for open space using collected park impact fee funds.

Response: The Lewis and Clark Ranch subarea planning effort will identify spaces that provide a variety of
large, medium, and small spaces to be dedicated as public land, open spaces, and public parks.
Land Use Strategy 2
Encourage property owner and resident participation in the creation of local plans for public improvements,
zoning, and other planning concerns.
Response: WRMC Chapter 14.09 requires public hearings with the Planning Commission and City Council to
offer property owners and residents the opportunity to participate in the amendment request. Once the
application has been deemed complete, staff will schedule the public hearing dates and property owners will
be notified by mail of the hearing considering the request. This amendment is consistent with this land use
policy and strategy.
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Land Use Strategy 4
Avoid sprawl by concentrating growth within easily accessible neighborhoods to create a safe and beautiful
community that is easy and comfortable to travel within.
Response: As part of this application, a planned future layout for arterial and connector streets through the
site is being proposed. Please refer to Figure 5 for a map of proposed roadways. The proposed multimodal
network will ensure development of the site into an easily accessible neighborhoods through Ruppert Road,
Keene Road, Belmont Drive, and the other planned arterials, collectors, local streets, and pathways. Keene
Road provides connection to W Van Giesen Street, which is also a principal arterial, and with the future
extension of Paradise Way, which is a minor arterial. Sidewalks, bike lanes, and multi-use paths will be installed
as part of the street construction. The proposed development is a natural outgrowth of the surrounding
existing land use classifications, allowing for residential proximity to commercial uses that will be within
walking or biking distance.
Utilities Goal 1
Coordinate utility, land use, and transportation planning so that utilities are available or can be provided to
serve in a manner that is fiscally and environmentally responsible, aesthetically acceptable to the community,
and safe for nearby inhabitants.
Response: As part of the review process of future development actions and applications, utilities and street
plans will be submitted for review and approval.
Utility Strategy F
Work with purveyors of public services to provide facilities and services concurrent with development.
Response: While this application does not seek any development, future applications will be for development.
When the development plans are submitted at some future date, the applicant will work with the City to
extend water and sewer services required for the development.
Transportation Goal 1
Plan and maintain a safe and efficient transportation system to serve the planned land uses of the urban growth
area.
Response: Transportation improvements will be required for the development of the project site. These will
be designed and maintained to meet the applicable standards.
Transportation Policy 1f
Deny land use proposals which would reduce the level of service on the adjacent street(s) and will not meet
concurrency (provisions to correct the level of service cannot be put into place within six year)
Response: The applicant is aware that concurrency standards must be met in order to proceed with the
development of the project.
D. The proposed amendment will not result in significant adverse impacts to the transportation network,
capital facilities, utilities, parks, and environmental features which cannot be mitigated and will not
place uncompensated burdens upon existing or planned services.
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Response: The future developers of the site will complete public improvements, including streets, city water
extension, city sewer extension, installation of fire hydrants, installation of required stormwater systems, and
parks/opens/trail improvements for the benefit of the site. Such improvements will be designed and reviewed
as part of future development applications and will be installed once appropriate approvals have been
received. The wetlands on site, along with their associated buffers, will be delineated for protection and
preservation as part of future development applications. Those areas within shoreline jurisdiction will be
required to meet the City’s Shoreline Master Program standards and regulations.
E.

In the case of an amendment to the comprehensive plan land use map, that the subject parcels being
redesignated are physically suitable for the allowed land uses in the designation being requested,
including compatibility with existing and planned surrounding land uses and the zoning district
locational criteria contained within the comprehensive plan and zoning code.

Response: The site contains H-COM, L-COM, HD-RES, MD-RES, and U-TRANS land use classifications. The
applicant is proposing to redistribute these classifications and propose adding IND, LD-RES, and the proposed
mixed-use (MU-LCR) designations. The comprehensive land use designations are designed to ensure a
gradual transition from the higher intensity commercial to lower intensity commercial to higher density
housing to a lesser density housing. The areas immediately surrounding the site to the north, east, and west
are largely undeveloped; however, the adjacent land use classifications are the same land use classifications as
the site. The area to the southeast of the site is largely The Heights at Red Mountain Ranch which contains
housing and some commercial use, which are the same uses proposed for the eastern portion of the site.
F.

The proposed amendment will not create a demand to change other land use designations of adjacent
or surrounding properties unless the change in land use designation for other properties is in the longterm interest of the community in general.

Response: The area within the U-TRANS land use designation is designed to provide a mix of land uses. Much
of the site will be developed as various densities of residential ranging from LD-RES to HD-RES. Nonresidential land use designations include a proposed new mixed-use (MU-LCR) designation, L-COM, H-COM,
and IND.
G. The proposed amendment is consistent with the Growth Management Act, the county-wide planning
policies and other applicable interjurisdictional policies and agreements, and/or other state or local laws;
and
Response: Consistency with GMA has been detailed previously in this narrative in Tables 2 and 3. Consistency
with county-wide planning policies and how the amendment furthers the purpose of the City’s comprehensive
plan have also been detailed previously at the beginning of this narrative under 14.09.080(4).
H. The proposed amendment is consistent with the Growth Management Act, the county-wide planning
policies and other applicable interjurisdictional policies and agreements, and/or other state or local laws;
and
Response: Consistency with GMA has been detailed previously in this narrative in Tables 2 and 3. Consistency
with county-wide planning policies and how the amendment furthers the purpose of the City’s comprehensive
plan have also been detailed previously at the beginning of this narrative under 14.09.080(4).
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West Richland, Washington

The proposed effect of approval of any individual amendment will not have a cumulative adverse effect
on the planning area.

Response: The area north of Ruppert Road (which includes the site) has existing land use designations of
H-COM, L-COM, HD-RES, MD-RES, and U-TRANS. The site specifically has an overabundance of H-COM
designation in proportion to the residential designations, as per the Development Forecast. This request will
reapportion the site’s existing designations and eliminate the U-TRANS designation by replacing it with a
combination of H-COM, L-COM, HD-RES, MD-RES, LD-RES, and a proposed new mixed-use (MU-LCR) land
designation. The intent is to allow for a gradual transition of zoning from high to lower densities of
commercial to residential. The request will serve to enhance the Lewis and Clark Ranch by maintaining an
adequate amount of central commercial nodes with adjacent higher-density housing types gradually
transitioning to lower-density housing types. This will provide for less sprawl, services within walking and
biking distance of multi-family residential dwellings, and lower-density housing fanned out adjacent to lessdeveloped, larger-lot future development.

TITLE 18 ENVIRONMENTAL PROTECTION
Response: The completed environmental checklist is included with this application package in accordance
with WRMC 18.04.
The site is within shoreline jurisdiction, it contains flood hazard areas, sensitive areas, or critical areas other
than a critical aquifer recharge area and some wetlands.
The eastern 833.36 acres of the site are completely within a critical aquifer recharge area as shown in the
Comprehensive Plan and the 2016 Wellhead Protection Plan. The Comprehensive Plan states that protection
of these areas is of vital importance as the City uses well water to provide potable drinking water to citizens.
Since the purpose of the requested amendment is to allow for more residential use, it is not anticipated that
any of the uses, prohibited or otherwise, that are listed in WRMC 18.25.340 or 18.25.350, will take place on the
site. Future applications, permits, and construction plans will be required to comply with the City’s rules and
regulations for critical aquifer recharge areas, as well as applicable state and federal regulations.
Pursuant to WRMC 18.25.040(A) critical area review is not required as part of this submittal as this application
does not include or request any of the items (building permit; clearing and grading permit; shoreline
management permit; site plan review; subdivision; zoning variance; or conditional use permit) that triggers
such a review.
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