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Agenda 
RICHLAND PLANNING COMMISSION MEETING NO. 7-2012 
Richland City Hall - 505 Swift Boulevard - Council Chamber 
WEDNESDAY, August 22, 2012 

7:00 p.m. 

 
 
COMMISSION 
MEMBERS:   

Marianne Boring, Chair; James Utz, Vice-Chair; Debbie Berkowitz; Clifford Clark; 
Stanley Jones; Carol Moser; Kent Madsen, Amanda Wallner and James Wise 
 

LIAISONS: 
 

Rick Simon, Planning and Development Services Manager 
Jeff Rolph, Senior Planner 
Phil Lemley, City Council 

 
Regular Meeting, 7:00 p.m. 
 
Welcome and Roll Call 
 
Approval of the Agenda 
 
Approval of July 25, 2012 Meeting Minutes 
 
Public Hearing Explanation 
 

Unfinished Business – Closed Record 

1. TMT HOMES, LLC (Z2012-101) 

Request: ADOPTION OF FINDINGS OF FACT IN SUPPORT OF PREVIOUS COMMISSION 
DECISION TO APPROVE A PROPOSED ZONE CHANGE FROM SINGLE FAMILY 
RESIDENTIAL 10,000 (R1-10) AND SINGLE FAMILY RESIDENTIAL 12,000 (R1-12) 
TO PLANNED UNIT DEVELOPMENT (PUD) AND APPROVAL OF A PRELIMINARY 
PUD PLAN TO ALLOW FOR THE DEVELOPMENT OF A 44-UNIT CONDOMINIUM 
COMPLEX (MEADOW HILS III PUD). 

Location:  ALONG MEADOW HILLS DRIVE, ADJACENT TO AND WEST OF THE PLAT OF 
MEADOW HILLS PHASE TWO AND EAST OF THE PLATS OF CRESTED HILLS NO. 
3 AND CRESTED HILLS NO. 10. 

 

New Business – Public Hearings 

1. INNOVATION CENTER, LLC (SUP2012-101)* 

Request: APPROVAL OF A SPECIAL USE PERMIT TO ALLOW FOR CONSTRUCTION OF 
TWO APARTMENT COMPLEXES IN THE BUSINESS RESEARCH PARK (B-RP) 
ZONING DISTRICT 

Location: NORTH OF UNIVERSITY DRIVE, SOUTH OF 3RD STREET, GENERALLY WEST OF 
GEORGE WASHINGTON WAY AND EAST OF STEVENS DRIVE. 

 

*Quasi-Judicial Hearing Item          
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2. KENNEWICK SCHOOL DISTRICT (Z2012-103) 
Request:  AMENDMENT TO THE COMPREHENSIVE PLAN TO CHANGE THE LAND USE 

DESIGNATION ON 4.8 ACRES FROM PUBLIC FACILITY TO LOW DENSITY 
RESIDENTIAL 

Location:  NORTH OF REATA ROAD, EAST OF MATA ROAD AND SOUTH OF THE LAPIERRE 
BASEBALL FIELD. 

 
 
3. CITY OF RICHLAND (Z2012-104) 
Request: AMENDMENT TO THE COMPREHENSIVE PLAN TO UPDATE THE HOUSING 

ELEMENT OF THE PLAN 
Location: CITYWIDE  
 

      

Communications 

Commission/Staff/Liaison Comments 

Adjournment 















































































































































New Business—Public Hearings 

1. INNOVATION CENTER, LLC (SUP2012-101) 

 

Due to the size of the file, the complete  

architectural renderings for this agenda item can 

be viewed during normal business hours at: 

840 Northgate Drive 

Richland, WA  99352 

RICHLAND PLANNING COMMISSION MEETING NO. 7-2012 

Richland City Hall—505 Swift Boulevard—Council  Chambers 

WEDNESDAY, August 22, 2012 

7:00 PM 













































COMPREHENSIVE PLAN  HOUSING ELEMENT 

SECTION ONE - INTRODUCTION  H 1-1 

HOUSING ELEMENT 
 

SECTION ONE 
 

I N T R O D U C T I O N  
 
The Washington State Growth Management Act established Housing as one of the thirteen 

planning goals to be used exclusively for the purpose of guiding the development of 

comprehensive plans and development regulations. The Growth Management Act’s adopted goal 

for Housing states: 

 

“Encourage the availability of affordable housing to all economic segments of the 

population of this state, promote a variety residential densities and housing types, 

and encourage preservation of existing housing stock.” 

 

The Housing Element of the city’s Comprehensive Plan is intended to provide policy background 

and broad direction for housing programs and decisions towards meeting the city’s goals. 

 

Similar to the other elements of the Comprehensive Plan, the Housing Element provides a 

framework for future planning decisions, and outlines goals and objectives the city plans to 

implement in meeting its housing needs. 

 

The Housing Element does not modify land use, establish density or building structure 

requirements, propose specific controls for residential neighborhoods, nor does it implement any 

changes to the zoning code. 

 

Why Housing is an Important Issue. 
 

Richland’s population is now estimated to be over 49,000 according to the State of Washington’s 

Office of Financial Management, as the city continues to be a major employment hub for most of 

the Benton and Franklin Counties region. Despite the recent economic recession’s impacts on 

many metropolitan areas throughout the country, many industries in Richland continue to thrive, 

namely through federal programs and in the research and development, medical services and 

hotel service industries. The rising employment opportunities these industries provide bring with 

it the increased demand for housing as more people move into the region. 

 

Affordable housing is one of the most significant issues facing the region’s housing needs. While 

rental housing is relatively less expensive than single-family housing, households at the lower 

income levels (50% of median income or less) are typically priced out of the single-family 

homeowner market and face limited opportunities without financial assistance (2010-2014 Tri-

Cities Consolidated Plan). 
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Based on the city’s continued population growth and rising employment opportunities, Richland 

must strive to improve affordable housing opportunities for low-income households  

 

Seeking Balance 

 

The Housing Element must be consistent, both internally and externally, with other elements of 

the Comprehensive Plan. However, it may be found that tension exists between one or more 

Housing Element’s goals with other goals throughout the plan. For example, the demand for 

more housing and the probable impact new development can have on neighborhoods. To comply 

with local and state growth management goals, more housing and greater density is required. 

However, a balance must be also achieved so that growth is shaped so that it is not accomplished 

at the expense of neighboring residential qualities. 

 

Another area of tension is the relationship between housing and infrastructure. One of the city’s 

goals is to encourage housing in areas where access to infrastructure and services exist. Yet, many 

properties throughout Richland large enough for affordable housing development are often 

located in undeveloped areas removed from needed services and employment centers, and 

require extensive improvement and extension of required infrastructure. 

 

The purpose of the Housing Element is not to eliminate or resolve all areas where an imbalance of 

goals or policies exists. Rather, it is to provide a framework the city can use in its decision-making 

while striving to achieve its housing goals and needs. 
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SECTION TWO 
 

G O A L S  A N D  P O L I C I E S  
 

W A S H I N G T O N  S T A T E  G R O W T H  M A N A G E M E N T  A C T :  

H O U S I N G  G O A L  

 
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. 

 

B E N T O N  C O U N T Y - W I D E  P L A N N I N G  P O L I C I E S  

 
The Benton County-Wide Planning Policies have been developed as written policy statements for 

establishing a county-wide framework from which county and city comprehensive plans are to be 

developed and adopted. This framework will ensure that city and county comprehensive plans are 

consistent, as required by the GMA. Policies specific to housing consider the need for affordable 

housing for all economic segments of the population and parameters for its distribution (RESHB 

1025 SEC.2,(3)e.) These policies include the following: 

 

Policy #15 - (to meet the requirements of RESHB 1025 Section 2(3)e): New housing 

within urban growth areas shall be compatible in character and standards with that of the 

adjacent city area. 

 

Policy #16 - (to meet the requirements of RESHB 1025 Section 2(3)e): Site-constructed, 

modular, and manufactured housing shall be recognized as needed and functional 

housing types. 

 

Policy #17 - (to meet the requirements of RESHB 1025 Section 2(3)e): The County and 

cities within shall work together to provide housing for all economic segments of the 

population. All jurisdictions shall seek to create the conditions necessary for the 

construction of affordable housing at appropriate densities within the cities and County. 

The following actions should be accomplished: 

 

a - Jointly quantify and project total county-wide housing needs by income level 

and housing type (rental, ownership, senior, farm worker housing, group housing) 

b - Establish a mechanism whereby the housing effort and programs of each 

jurisdiction address the projected county-wide need 

c - Address the affordable housing needs of very low, low, and moderate income 

households, and of special needs individuals, through the Comprehensive 

Housing Affordability Strategy 

d - Develop design standards for implementation within the Comprehensive Plan 

with special attention given to the residential needs of low- to moderate-income 

families. 
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G O A L S  P O L I C I E S  D E V E L O P E D  F O R  T H E  

C O M P R E H E N S I V E  P L A N  

 

H E  1  G o a l .  Encourage the improvement of existing housing stock and 

residential neighborhoods. 
 

Policy 1 - Encourage reinvestment in older residential neighborhoods. 

 

Policy 2 - Support the revitalization of older neighborhoods by keeping the 

streets and other municipal systems in good repair. 

a - Encourage the formation of local improvement districts to upgrade 

streets and sidewalks. 

 

Policy 3 - Implement the City’s affordable housing and weatherization 

programs. 

a - Continue to participate in the Tri-Cities HOME Consortium. 

b - Continue to utilize federal Community Development Block Grant and 

HOME funds for housing rehabilitation and first-time homebuyer 

opportunities. 

 

Policy 4 - Continue to allow accessory dwelling units in low-density 

residential districts. 

 

Policy 5 - Accommodate non-profit and public agencies’ efforts to purchase, 

construct and rehabilitate housing to meet the affordable and other housing 

needs of the community. 

 

Policy 6 - Strive to increase the rate of owner-occupancy over time. 

 

Policy 7 - Aggressively implement the City’s nuisance codes to address 

signals of neighborhood decline. 

 

Policy 8 - Conduct periodic assessments of the quality of neighborhood 

housing stock. 

 

Policy 9 - Encourage participation in the City’s Crime Prevention Through 

Environmental Design (CPTED) program. 

 

Policy 10 - Update and implement the Richland Wye/Island View Master Plan 

to include mixed-use housing and multi-family residential rehabilitation and 

construction. 

 

Policy 11 – Continue participation in the City Police Department’s Crime 

Resistant Community Living (CRCL) Program, which provides free training for 

property owners and landlords to help provide safe, crime resistant 

communities for all residents. 



COMPREHENSIVE PLAN  HOUSING ELEMENT 

SECTION TWO - GOALS & POLICIES  H 2-3 

 

H E  2  G o a l .  Provide a range of housing types for all economic segments of 

the Richland community. 
 

Policy 1 - Through the comprehensive plan, zoning code, and subdivision 

code, allow for a variety of housing types and lot configurations including 

multi-family housing, mixed use development, cluster development, live/work 

housing, accessory dwelling units, single room occupancy units, zero lot line 

and similar subdivisions, planned unit development, and non-traditional 

housing forms such as group homes as alternative means of accommodating 

residential growth and providing affordable housing options. 

a - Allow for a variety of lot sizes in low density residential districts. 

b - Allow and encourage a range of housing choices for seniors and 

special needs households, such as independent living, various degrees of 

assisted living, and skilled nursing care facilities.  Strive to locate new 

housing along transit routes and near retail and professional service 

areas. 

 

Policy 2 – Promote and provide incentives (e.g. zoning/rezoning, revised 

regulations, provision of infrastructure) for infill development and 

redevelopment of the city’s central core to enhance community character, 

optimize city investments in infrastructure and community facilities, support 

increased transit use, promote pedestrian- and bicycle-friendly 

neighborhoods, increase housing diversity, ensure preservation of historic 

housing stock, and enhance economic vitality. 

 

a - Promote higher density and infill housing located near transportation 

links. 

 

Policy 3 - Allow the use of modular housing, conforming to the standards of 

the State of Washington building and energy codes, and manufactured 

housing, built to standards established by the United States Department of 

Housing and Urban Development.  Modular and manufactured houses shall 

be permitted on individual lots in any land use zone where residential uses 

are permitted. 

 

Policy 4 - Promote and foster, where appropriate, innovative and non-

traditional housing types. 

 

Policy 5 – Where appropriate and feasible, allow waivers of development 

fees as a means of promoting the in-fill development of affordable housing. 

 

Policy 6 – Where redevelopment or infill opportunities arise, allow for 

increased housing density in residential-designated areas that immediately 

surround the Central Business District. 

 

H E  3  G o a l .  Accommodate growth and maintain affordability. 
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Policy 1 - Plan for an adequate supply of land in appropriate land use 

designations and zoning categories to accommodate projected household 

growth. 

 

Policy 2 - Remove regulatory barriers. 

a - Continue to implement an efficient plan review process as an effort to 

reduce time required to obtain necessary permit approvals. 

b - Periodically examine the local housing market to evaluate housing 

cost, current demand and projected growth. 

c - Promote fair and equal access to housing for all persons in 

accordance with local, state and federal law. 

d - Encourage emerging construction and material technologies 

intended to reduce the cost of housing or to increase energy efficiency. 

 

H E  4  G o a l .  Implement the Tri-Cities Consolidated Plan: the 2010-2104 

Consolidated Community Development and Affordable Housing 

Plan for Richland, Kennewick and Pasco. 

 
Policy 1 – Improve Affordable Housing Opportunities for lower-income 

individuals and households. 

 

Policy 2 – Provide assistance to lower-income households that participate in 

local improvement districts for infrastructure projects. Assistance may be 

limited to selected neighborhoods or to the neediest households based upon 

a percentage of median income and fund availability. 

 

Policy 3 – Assist infrastructure activities that revitalize and stabilize older or 

declining neighborhoods, or areas in which the majority of households are 

lower-income. 

 

Policy 4 – Improve access for persons with disabilities and the elderly by 

improving streets and sidewalk systems. 

 

Policy 5 – Access new funding opportunities to revitalize neighborhoods and 

address other community needs. 

a – Support the potential future use of funding options, including 

possible application for the Section 108 Loan Guarantee Program and/or 

Float Loans if needed, to complete economic development or related 

activities. 

 

H E  5  G o a l .  Improve Public Facilities. 
 

Policy 1 – Support the revitalization of neighborhoods by improving and 

supporting public facilities that serve lower-income neighborhoods. 
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Policy 2 – Improve parks and recreation facilities in targeted neighborhoods. 

 

a – Support a range of improvements to existing or new parks such as 

building bike and walking paths, constructing water features or 

swimming pools, improving public restrooms, landscaping, or installing 

play equipment in lower-income neighborhoods. 

 

Policy 3 – Support beautification of communities by integrating art into 

public facilities as needed to address local policies. 

 

a – Include artwork and beautification efforts in community facilities that 

serve lower-income neighborhoods. 

 

H E  6  G o a l .  Improve affordable housing opportunities for lower-income 

individuals and households. 
 

Policy 1 – Expand the supply of affordable units by developing owner- and 

renter-occupied housing in in-fill areas or targeted neighborhoods, 

consistent with comprehensive plan goals. 

 

Policy 2 – Promote the use of mixed-income housing development and 

mixed-use development that provide both affordable housing and economic 

opportunities. 

 

Policy 3 – Develop new single-family housing units that create permanent 

affordable housing, with priority given to projects in targeted areas. 

 

Policy 4 – Sustain or improve the quality of existing affordable housing stock. 

   

a -  Rehabilitate housing units for homebuyers, current owners, and 

renters, using the method of purchase/rehabilitation/resale. 
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SECTION THREE  
 

E X I S T I N G  C O N D I T I O N S  
 

P O P U L A T I O N ,  E M P L O Y M E N T  a n d  I N C O M E  
 

P O P U L A T I O N  

 

The 2010 Census counted 48,058 people living in Richland, while the state of Washington’s Office of 

Financial Management has estimated that total to have risen to 49,050 in 2011; both indicating that 

Richland’s population has been steadily rising since 1990 when the overall population actually declined by 

1,263 people from the previous census count, as shown in Table H-1. 

 

By the year 2020, the population of Richland is projected to rise to 61,496, amounting to an overall 

increase of about 12,400 people who will need housing over the next eight years. 

 

TABLE H-1 POPULATION AND HOUSEHOLD CHANGES (1980 - 2010) 

 Richland Kennewick Pasco Benton County 
Washington 

State 

Population 

1980 33,578 34,397 17,944 109,444 4,132,156 

1990 32,315 42,155 20,337 112,560 4,866,692 

2000 38,708 54,693 32,066 142,475 5,894,121 

2010 48,058 73,917 59,781 175,177 6,724,540 

Number of Households 

1980 12,407 12,885 6,666 38,978 1,540,510 

1990 13,162 16,074 6,842 42,227 1,872,431 

2000 15,549 20,786 9,619 52,866 2,271,398 

2010 19,707 27,266 17,983 65,304 2,620,076 

Average Household Size 

1980 2.69 2.66 2.65 2.80 2.98 

1990 2.44 2.61 2.91 2.65 2.53 

2000 2.48 2.60 3.30 3.20 2.50 

2010 2.42 2.67 3.30 2.66 2.51 
Source: U.S. Census 

 

 

A G E  
 

Similar to national trends, Richland’s population is getting older as the baby boom generation ages. Chart 

H-2 shows the population trends by age range for the city over the past few Census events. The median 

age for Richland was estimated at 39.4 in the 2010 Census, up from 37.7 in 2000. 
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In 1990, residents under the age of 5 totaled 2,411, or 7.6% of the city’s total population; by 2010 their 

total had climbed to 3,039; although their percentage of overall city population declined to 6.3% from 

7.6% in 1990. The age groups of 5 to 24 and 25 to 44 comprised the smallest gains in population from the 

other age groups, adding 1,595 and 1,387 people, respectively between 2000 and 2010. As a percentage 

of overall city population, these age groups experienced the modest declines, falling from 28.1% to 25.9% 

for the 5 to 24 age group between 2000 and 2010; and from 27.1% to 24.7% for the 25 to 44 age group 

between 2000 and 2010. 

 

The collective age groups between 55 and 85+ experienced gains in population between 2000 and 2010, 

rising from a combined total of 8,828 to 13,527 between 2000 and 2010. As a percentage of overall 

population, these age groups accounted for approximately 28% of the city’s population in 2010, up from 

22.5% in 1990. 

 

 
 

 

E T H N I C  C O M P O S I T I O N  

 

While Richland’s population is less ethnically diverse than other areas in the Tri-Cities region, the 2010 

Census has shown that the city has experienced a subtle shift in its racial/ethnic makeup, as shown in 

Chart H-2. All non-white racial affiliations increased as a percentage of overall population, growing from a 

collective 10.46% in 2000 to 12.95% in 2010; while white affiliation decreased by over two percentage 

points. The proportion of Richland residents identifying with Hispanic/Latino showed the greatest gains, 

more than doubling in population between 2000 and 2010. 
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CHART H-1:  RICHLAND POPULATION by AGE RANGE  

1990 2000 2010
Source: U.S. Census 
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E M P L O Y M E N T  

 

Richland’s job growth remains strong as Hanford-related activities continue to have a major impact on 

regional employment, which directly affects demand for housing as new jobs attract new residents. Job 

growth in the next twenty years is expected to be strongest in the “Professional and Managerial Services,” 

reflecting continued Hanford-related investments, and the “Health and Educational Services” industry 

through expansion and development of Kadlec Regional Medical Center, WSU Tri-Cities and Columbia 

Basin College facilities and programs. 

 

The number of employed residents in Richland has also experienced positive trends in light of Hanford-

related industries, and through medical and educational investments, as shown in Table H-2. Over the 

past twenty years, the unemployment rate of Richland has been relatively better than the state’s 

unemployment rate. 

 

TABLE H-2 RICHLAND EMPLOYMENT TRENDS 1990 - 2012 

YEAR LABOR FORCE EMPLOYMENT UNEMPLOYMENT 

RICHLAND 

UNEMPLOYMENT 

RATE 

STATE 

UNEMPLOYMENT 

RATE 

1990 18,536 17,609 927 5.0% 5.7% 

2000 20,742 20,030 712 3.4% 5.2% 

2010 26,716 25,027 1,689 6.3% 9.7% 

FEBRUARY 2008* 24,205 23,121 1,084 4.5% 4.6% 

FEBRUARY 2010** 25,475 23,526 1,949 7.7% 10.2% 

APRIL 2012 26,839 24,772 2,067 7.7% 8.1% 

Source: Bureau of Labor Statistics 

*Start of recent employment recession in Washington state 

**End of recent employment recession in Washington state 

 

White
Black or
African

American

American
Indian and

Alaska
Native

Asian
Native

Hawaiian
and Pacific

Islander

Other
Identified by
Two or more

Races

Hispanic or
Latino*

34,662 

530 
293 1,571 

41 
718 

893 
1,826 

41,834 

672 
391 2,273 

52 1,288 
1,548 3,728 

CHART H-2: RICHLAND POPULATION by RACE and ETHNICITY 

2000 2010

*Hispanics are counted separately under ethnicity and therefore should not be counted in race calculations. 
Source: U.S. Census 
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I N C O M E  
 

The median household income for Richland in 2010 was $65,502 (Table H-3), a 23% increase from 2000, 

and a 79% increase from 1990. Median family income rose considerably higher compared to overall 

household income, increasing by 96% between 1990 and 2010. Compared to state and national median 

household incomes, Richland was modestly better, comprising an $8,000 and $14,000 advantage, 

respectively; while median family income was $11,000 and $17,000 higher than the state and national 

incomes, respectively. 

 

Median income for Owner-Occupied Households in Richland was $50,000 more than that of Renter-

Occupied Households, a significantly greater disparity compared to state and national estimates for 2010. 

 

Richland’s median earnings for female and male full-time workers overall showed similar disparity as the 

state and national estimates, with female and male earnings separated by more than $28,000 – even 

though median income earnings for both females and males have increased more than 30% since 2000. 

For specific occupations, the disparity between male and female median earnings was even greater, 

especially in the business and financial management sector, with the median earnings for males outpacing 

the median earnings for females by nearly $37,000.  

 

 

TABLE H-3 INCOME, 2010 

 RICHLAND WASHINGTON UNITED STATES 

Median Household Income $65,502 $57,244 $51,914 

Median Family Income $80,454 $69,328 $62,982 

Median Non-Family Income $41,436 $36,369 $31,305 

Per Capita Income $33,823 $29,733 $27,334 

Owner-Occupied Household Median Income $87,025 $72,909 $65,167 

Renter-Occupied Household Median Income $36,627 $35,132 $31,548 

Percentage of People below Poverty Level 9.2% 12.1% 13.8% 

Percentage of Families below Poverty Level 6.9% 8.2% 10.1% 

 MALE FEMALE MALE FEMALE MALE FEMALE 

Median Earnings, Full-Time, Year-Round Civilian 

Employees, by Occupation 
$69,688 $40,715 $52,291 $39,428 $46,478 $36,040 

Management, Business and Financial $101,763 $64,783 $80,498 $57,041 $75,338 $54,801 

Computer, Engineering, and Science $93,537 $66,841 $80,740 $66,204 $73,830 $61,444 

Education, Legal, Community Service, Arts, Media $63,100 $48,300 $58,127 $46,393 $55,019 $43,196 

Healthcare Practitioner and Technical $90,833 $56,223 $81,991 $58,808 $78,646 $53,029 

Source: U.S. Census 2010; U.S. Census 2006-2010 American Community Survey 5-Year Estimates (Table S2402) 

 

 

H O U S E H O L D  C H A R A C T E R I S T I C S  

 

According to the 2010 Census, the number of Richland households grew from 13,162 in 1990 to 19,707, 

an increase of over 6,500, constituting a 49.7% growth (Table H-4).  

 

The average household size in Richland has remained relatively constant at just over 2.4 persons per 

household, and this average is projected to remain constant through the year 2030. 
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TABLE H-4 RICHLAND HOUSEHOLD GROWTH TRENDS, 1990 - 2010 

 1990 2000 2010 

Number of Households 13,162 15,549 19,707 

Growth  2,387 4,158 

Average Annual Growth  238 415 

Percentage Growth  18.1% 26.7% 

Average Household Size 2.44 2.48 2.42 

Source: U.S. Census 

 

Family households continue to represent a significant majority of all households in Richland (Table H-5), 

comprising well over 60% of the households over the past twenty years. Family Household is defined by 

the Census Bureau as a household with people related to the householder by birth, marriage, or adoption. 

 

The 19,707 households in the city equate to the number of occupied housing units. The 2010 Census 

estimated that the city had a total of 20,074 housing units, 1,169 of which were deemed vacant. The 

Benton-Franklin Council of Governments 2010 Projections estimates that the total number of dwelling units 

in Richland will grow to 25,150 by 2020, and to 31,636 by 2030, for an annual average of 597 new units 

over the next 20 years. The vacancy rate for homeowner units was 1.6 in 2010 and 5.6 for rental units; both 

down from the 2000 rate of 1.5 and 7.1, respectively. 

 

TABLE H-5 RICHLAND FAMILY and NON-FAMILY HOUSEHOLDS 1990 - 2010 

HOUSEHOLD CHARACTERISTIC 1990 2000 2010 

All Households 13,162 15,549 19,707 

Family Households 9,019 10,687 12,974 

As a Percent of All Households 68.5% 68.7% 65.8% 

Non-Family Households 4,143 4,862 6,733 

As a Percent of All Households 31.5% 31.3% 34.2% 

Householder Living Alone 3,679 4,230 5,559 

As a Percent of All Households 27.9% 27.2% 28.2% 

Source: U.S. Census 

 

In 2010, almost 65% of all households in the city were comprised of one or two people. Non-family 

households in 2010 accounted for 34% (6,733) of the total households, up from 31% in 2000; while 

householders living alone climbed to 28.2% of all households, up from 27.2% in 2000. 
 

H O U S I N G  S T O C K  

 

Totaling about 20,074 units (Census 2010), Richland’s housing stock is primarily single family, comprising 

roughly 65% of all housing units in the city. Since 1990, 6,670 new housing units have been added to 

Richland’s housing stock, with the majority of these units being constructed outside of Richland’s central 

core south of the Yakima River and in the Horn Rapids area. Table H-6 provides a summary breakdown of 

Richland’s housing characteristics between 2000 and 2010. 
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Housing Unit Size and Bedrooms: The 2010 Census showed that nearly 28% of all units in Richland had 

four or more bedrooms (Chart H-4), with only 11% having one or no bedroom. Renters, who make up 

more than one-third of all households in the city and tend to have smaller housing units, accounted for 

over a quarter of renter-occupied units containing one bedroom, compared to just 1.8% of owner-

occupied units. 41% of all owner-occupied housing units have four or more bedrooms, compared to 27% 

of all housing units. 

 

 
 

Age of Housing Stock: Nearly 60% of Richland’s housing stock was built prior to 1980 (see Table H-6 

below). New construction since 2000 already accounts for 21% of the housing stock up to 2010, with 33% 

of all units since 1990. Most of Richland’s older housing stock, constructed during the build-up of the 

0

2000

4000

6000

8000

10000

12000

14000

All Units Occupied Units Owner-Occupied Units Renter-Occupied Units

N
u

m
b

er
 o

f 
U

n
it

s 

CHART H-3: PHYSICAL HOUSING CHARACTERISTICS 
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Hanford Nuclear Reservation during World War II, has been preserved, and makes up a significant portion 

of the housing stock in the central core of the city. 

 

TABLE H-6 RICHLAND HOUSING CHARACTERISTICS 

CHARACTERISTIC 
ALL UNITS OCCUPIED UNITS OWNER-OCCUPIED RENTER-OCCUPIED 

2000 2010 2000 2010 2000 2010 2000 2010 

STRUCTURE TYPE 

1-Unit, Detached 62.7% 64.5% 64.8% 66.3% 86.4% 88.9% 22.2% 19.3% 

1-Unit, Attached 7.3% 6.2% 7.2% 6.7% 4.9% 5.1% 11.6% 10.0% 

2 Units 4.5% 4.4% 4.3% 3.3% 1.4% 0.8% 10.1% 8.5% 

3 or 4 Units 3.7% 1.7% 3.4% 1.9% 0.2% 0.5% 9.7% 4.8% 

5 to 9 Units 3.5% 5.8% 3.4% 5.0% 0.3% 0.4% 9.5% 14.6% 

10 or more Units 13.5% 14.5% 12.5% 13.7% 0.7% 0.3% 35.6% 41.9% 

Mobile Home 4.5% 2.9% 4.3% 3.0% 5.9% 4.0% 1.2% 0.9% 

TOTAL UNITS 16,454 20,074 15,530 18,420 10,295 12,436 5,235 5,984 

UNIT SIZE 

No Bedroom 2.1% 0.8% 2.3% 0.8% 0.2% 0.2% 6.3% 2.0% 

1 Bedroom 10.5% 10.1% 9.8% 10.1% 2.2% 1.5% 24.9% 27.9% 

2 or 3 Bedrooms 60.8% 61.7% 60.0% 60.3% 58.6% 57.3% 62.7% 66.5% 

4 or more Bedrooms 26.6% 27.4% 27.9% 28.8% 39.0% 41.0% 6.0% 3.4% 

TOTAL 16,454 20,074 15,530 18,420 10,295 12,436 5,235 5,984 

AGE OF HOUSING by YEAR BUILT 

2010 CENSUS 

 

 
TOTAL HOUSING UNITS 20,074 

Source: U.S. Census 

 

G R O W T H  o f  H O U S I N G  S T O C K ,  2 0 0 0  –  2 0 1 0  
 

Over the past decade, new single family housing production in Richland seems to have been only slightly 

affected by the economic downturn at the beginning of the new millennium. The city witnessed a three 

year downward trend beginning in 2007 and ending in 2009 after a decade low 219 single family housing 
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units being constructed (see Table H-7). Production of single-family housing has remained constant on an 

annual basis, accounting for the vast majority of the new housing stock in Richland over the past decade 

with an annual average of 300 new units per year. New housing construction has added 5,455 total units – 

for an annual average of 420 units – since 2000 (see Table H-7).  

 

In contrast to single family housing production, construction of multi-family housing of 5 units or more 

slowed considerably at the height of the economic downturn in the middle of the decade, with no new 

units being constructed in four of the past six years. Recent trends, however, seem to indicate that multi-

family construction is improving as 320 units were constructed in 2010, 342 units in 2011, and the first half 

of 2012 already seeing 180 multi-family units constructed. 

 

TABLE H-7 NEW HOUSING CONSTRUCTION in RICHLAND, 2000 – 2012 

YEAR 
Single Family 

Units 
Two Family Units 

Three-Four 

Family Units 

Five or More 

Family Units 
YEARLY TOTAL 

2000 231 10 24 12 277 

2001 383 8 24 122 537 

2002 378 10 27 73 488 

2003 321 0 0 93 414 

2004 296 0 225 55 576 

2005 340 0 0 0 340 

2006 318 0 0 0 318 

2007 296 0 0 176 472 

2008 227 0 3 0 230 

2009 219 0 0 0 219 

2010 344 0 0 320 664 

2011 265 0 0 342 607 

2012 133 0 0 180 313 

Total 3,751 28 303 1,373 5,455 

SOURCE:  U.S. Census 

 

C O N D I T I O N  o f  H O U S I N G  S T O C K  
 

Based on a field survey of four residential areas in Richland completed by Common Ground, Consultants 

for the development of the 2005-2009 Consolidated Community Development and Affordable Housing 

Plan for Richland, Kennewick, and Pasco, 2004, most of the housing in Richland is found to be in 

reasonably good condition. Over one-half of all structures were categorized as being in “excellent” 

condition. Approximately 20% of the units fell into “fair” to “deteriorated” condition and 304 properties 

within four neighborhoods being rated “deteriorated” to “poor. The field survey also found a somewhat 

higher percentage of multi-family structures (25%) being in need of rehabilitation relative to single-family 

homes (20%).  Three of the four neighborhoods are subsets of central Richland (U.S. Census tracts 102-

106) and the fourth is contained in the Island View. 
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H O U S I N G  T E N U R E  a n d  A F F O R D A B I L I T Y  

 

OWNER OCCUPIED HOUSING 

 

Homeownership in Richland was estimated in the 2010 Census to be at a rate of 66.2%, virtually 

unchanged since the 2000 Census of 66.3%, and slightly higher than the national, state and regional rates, 

as shown in Table H-8. 

 

TABLE H-8 RICHLAND RATE of 

HOMEOWNERSHIP, 2010 

GEOGRAPHIC REGION 

Richland 66.2% 

Kennewick 61.3% 

Pasco 64.9% 

Washington 63.9% 

United States 65.1% 
Source: U.S. Census 

 

The median price for a single family home in Richland was $225,000 at the end of 2011, an increase from 

the $189,250 median price in 2005. 

 

Compared to other regions around the country that saw housing prices drop amid the national mortgage 

crisis in 2008, the impact of the mortgage crisis on prices in the Richland appears to have had a muted 

effect, with only a slight drop in median price occurring in 2009, dropping to $199,950 from $205,000 in 

the previous year, as indicated in Chart H-5 below. 
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Rising housing prices show that the Tri-Cities continues to own one of the healthiest housing markets in 

the nation, with some expectations anticipating home prices to grow by about 3.8% percent in 2012 from 

2011. 

 

RENTER-OCCUPIED HOUSING 

 

The 2010 Census estimated that renters accounted for about 34% of the 19,707 total occupied housing 

units in Richland, slightly less than Kennewick (39%) and Pasco (35%), but equivalent to the national rate. 

The rent rate for a two-bedroom apartment in March 2011 averaged $892 a month. To afford this level of 

rent where no more than 30% of income is spent annually on housing and utility costs, a household would 

need to earn about $2,974 a month, or $35,680 annually. Typically, owner-occupied households earn 

more in annual income than renter-occupied households. The 2010 Census estimated that the median 

household income of renter-occupied units was $36,627, just slightly above the annual income needed to 

afford a two-bedroom apartment. 

 

According to Census 2010 estimates, approximately 2,240 of all renter-occupied units (nearly 39%) paid 

30% or more of their income for rent and utilities (Table H-9). 

 

For low income households earning a minimum wage salary, rental affordability continues to be 

problematic as the rising demand for housing drives up prices, and the strain to afford rent becomes 

greater. A minimum wage worker earns $9.04 an hour. To afford the $892 monthly rent for a two-

bedroom apartment, the minimum wage earner must work 76 hours per week, 52 weeks per year; or the 

household must include 1.9 minimum wage earners working 40 hours per week year-round in order to 

make the two-bedroom apartment at $892 a month affordable (derived from National Low Income 

Housing Coalition, Out of Reach 2012). 

 

TABLE H-9 RICHLAND RENTER-OCCUPIED HOUSING 

UNITS – GROSS RENT AS A PERCENTAGE of HOUSEHOLD 

INCOME 

GROSS RENT AS PERCENTAGE 

OF  INCOME 

TOTAL OCCUPIED 

HOUSING UNITS 

PAYING RENT 

PERCENT 

Less than 15% 1,116 19.3% 

15% – 19.9% 818 14.2% 

20% – 24.9% 727 12.6% 

25% – 29.9% 868 15.0% 

30% – 34.9% 361 6.3% 

35% or more 1,879 32.6% 

Not computed 215 -- 

Total Units 5,769 100% 

Source: U.S. Census, 2006-2010 American Community Survey 5-year Estimates 

 

Chart H-6 below shows the comparison of average monthly rent rates to occupancy rate trends over the 

past decade. Apartments in Richland have maintained an occupancy rate of 95% or better since 2006, 

even though average rent rates for all apartment sizes have steadily climbed over the same period. 

 



COMPREHENSIVE PLAN  HOUSING ELEMENT 

SECTION THREE – EXISTING CONDITIONS  H 3-11 

 
 

M E E T I N G  H O U S I N G  N E E D S  
 

R E S I D E N T I A L  C A P A C I T Y  

 

Table H-10 outlines the potential residential development opportunity by land use designation, and 

provides the build-out capacities for housing development according to permitted residential densities. 

Within the city limits, there are over 3,800 acres of undeveloped land where 14,163 new housing units 

could potentially be constructed, plus the capacity for an additional 1,008 units on undeveloped parcels 

within the city’s unincorporated urban growth area. 

 

The high-range estimate of the potential number of residential units is based on allowable densities for 

the residential land designations in the Land Use Element of the Comprehensive Plan, and includes a 30% 

set-aside reduction representing a desired future land supply. An additional low-range estimate is 

provided and represents an additional 30% conservative reduction from the high-range estimate. 

 

TABLE H-10 RESIDENTIAL CAPACITY OF UNDEVELOPED PARCELS by LAND USE DESIGNATION, 2012 

 Within Richland City Limits In Unincorporated UGA 

 

Land Use Designation 

Vacant 

Acres 

Potential 

Units
1
 

Additional 

Population
2
 

Vacant 

Acres 

Potential 

Units 

Additional 

Population 

Agriculture 284 52 128 0 0 0 

Low Density Residential 1,513 4,763 11,672 320 1,008 2,471 

Medium Density Residential 351 2,246 5,504 0 0 0 

High Density Residential 120 1,440 2,779 0 0 0 

Waterfront 76 912 1,760 0 0 0 

Badger Mountain South 1,480 4,750
3
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CHART H-6: RICHLAND APARTMENT RENT RATES and OCCUPANCY RATES 

Occupancy Rate Studio 1 Bedroom 2 Bedrooms 3 Bedrooms 4 Bedrooms

Source: Crown Property Management, Sept. 2011 
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Total 3,824 14,163 32,228 320 1,008 2,471 

High-Range Estimate* 3,824 9,914* 22,560* 320 706* 1,730* 

Low-Range Estimate** 3,824 6,940** 15,791** 320 494** 1,211** 
1 Assumes 10% of AGR and LDR, and 20% of MDR, HDR and WTF will be allocated to infrastructure. 

2 Population based on 2.55 average household size for owner-occupied units with 0.961 occupancy rate, and 2.18 for renter-

occupied units with 0.885 occupancy rate. 

3 Potential dwelling units based on mid-point of density target range indicated in the Badger Mountain South LUDR. 

4 Population based on mid-point of Target Density Units for MF and SF housing in Badger Mountain South LUDR. 

*Assumes full-build-out of available land minus 30% representing a minimum desired land supply. 

**Assumes full-build-out of available land minus an additional 30% from the High-Range estimate representing a minimum desired 

land supply. 

 

Approximately 3,352 acres of Richland’s undeveloped land, not including the Badger Mountain South 

Master Planned Community, is designated for residential use. A majority of the undeveloped acreage 

(94%) is designated for single-family and two-family unit housing, at a density range of up to five 

dwellings per acre in low density designated areas, and up to ten dwellings per acre for medium density 

designations. Higher density housing is permitted in the High Density Residential and Waterfront 

designated areas of the city, which presently accounts for 6% of the undeveloped acreage for residential 

uses, and allows for densities greater than ten dwellings per acre. 

 

Additional residential development is planned for the Badger Mountain South Master Planned 

Community in south Richland. Current development target projections anticipate 65% of the residential 

development will be comprised of single-family units and 35% with multi-family units. 

 

In 2011, the Washington State Office of Financial Management’s population forecast for the state is 

estimated to reach 8,154,193 by the year 2030. Historically, Benton County’s population has constituted 

approximately 2.4% of the state’s population, amounting to a 2030 estimate of 195,701. For Growth 

Management Act urban growth area calculations, Richland’s population has historically been 27% of the 

county population, which projects the city’s 2030 population at approximately 52,839. Richland’s capacity 

at full build-out of undeveloped land for future residential growth is estimated to accommodate an 

additional population of 32,228 people, amounting to a total city population estimate of 80,936. 

 

Based on recent development trends and residential densities, Richland has projected its 2030 population 

to fall within the range of 69,000 – 78,000, well within the residential capacity of Richland’s undeveloped 

land supply. 

 

HOMELESSNESS 

 

An integral part of the city’s housing strategy is to support a comprehensive approach to those programs 

that provide prevention, transitioning, and stabilization services aimed to decrease potential 

homelessness, stop recurring homelessness, and promote long-term self-sufficiency. 

 

The Tri-Cities Consolidated Plan for Richland, Kennewick and Pasco serves as the city’s ongoing, 

coordinated housing program that implements the policies, strategies, programs and resource allocations 

that effectively address the needs of the homeless throughout the Tri-Cities region, and functions as an 

ancillary housing element to this comprehensive plan. 

 

I N F I L L  a n d  R E V I T A L I Z A T I O N  O P P O R T U N I T I E S  
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Richland has a very limited supply of vacant high density residential land within or surrounding the central 

core of the city. Most of the development potential of the Central Business District will consist of infill on 

vacant tracts, redevelopment of existing underdeveloped or under-utilized properties, and the conversion 

of the large parking lots. According to a recent city study of Richland’s Civic Center, multi-family housing 

is one of the “bright spot” considerations for revitalizing the Central Business District. However, future 

multi-family development in central Richland will have to compete with the “…nice, new, amenity rich 

garden-style apartments in other neighborhoods.” This will require that multi-family housing development 

keep rents equal to other developments and deliver equal or better on-site amenities, which may be a 

constraint for residents seeking affordable housing opportunities within the city’s downtown. 

 

To address the lack of affordable high density residential supply, the city will need to continue to 

encourage infill and redevelopment to provide housing opportunities in areas surrounding the Central 

Business District in proximity to employment centers, essential services and schools. In addition, the city 

will need to continue to encourage mixed use incentives and increased densities to promote the 

production of affordable housing for its residents. 

 

INCLUSION of AFFORDABLE HOUSING 

 

The need for affordable housing is closely tied to jobs provided throughout the city. Planning for 

affordable housing requires a city-wide approach that reaches beyond just the primary employment 

centers in the central core of the city. The delicate balance between jobs and affordable housing is reliant 

upon workers being residents of nearby housing, and that housing costs are affordable to the nearby 

workforce. Provided that the type and cost of housing constructed are taken into account, housing 

strategies can address the housing needs of low-income residents while still contributing to the diversity 

of the city’s neighborhoods. 

 

The city encourages innovative market-based programs and practices that enable affordable housing 

opportunities in new residential development projects and infill of existing neighborhoods throughout the 

city. Developing housing units that are designed for greater affordability can assist in providing housing 

to low-income households. Design strategies that can reduce construction costs, such as prefabricated 

housing and other low-cost construction methods, can help make housing more affordable to low-

income households through decreased overall housing costs. 

 

C O N S T R A I N T S  t o  I N C R E A S I N G  A F F O R D A B L E  H O U S I N G  

S U P P L Y  

 

Housing production in Richland is affected by a number of factors, both governmental and non-

governmental – from local policies and codes, state and federal regulations, and environmental 

restrictions, to land and infrastructure costs, construction costs, and housing demand. 

 

Non-Governmental Constraints 
 

LAND AVAILABILTY, COSTS and REDEVELOPMENT 

 

Most of Richland’s undeveloped residential land supply is located south of the Yakima River and in the 

Horn Rapids area, primarily allowing for low or moderately low residential densities of one or two unit 

housing. And while trends for housing affordability for first-time homebuyers has been increasing in the 

Tri-Cities area in recent years, affordable homeownership has been more challenging for households at 
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lower income levels. Much of the undeveloped supply of residential land lacks effective proximity to 

employment centers and public transit, further limiting the affordability of these sites for lower income 

households. 

 

Another factor affecting the development of multi-family housing in the city’s central core is the finite 

supply of land. Limited undeveloped areas lead to a strong sense of development pressure by the 

landowner, which may drive up the price for the parcels they own. 

 

Under-developed areas within the city’s central core that may be identified as suitable for multi-family 

housing can also face constraints for redevelopment as owners of these sites may be satisfied with the 

current state of their property’s development; or there is direct competition with other potential 

developers proposing more profitable commercial projects, and will require complicated redevelopment 

approaches with increased time and project cost. 

 

Governmental Constraints 

 

The development of housing, single-family or multi-family, is subject to a number governmental 

regulations, policies, and review procedures, all designed to balance citywide needs and address public 

concerns. New development is regulated to be consistent with the city’s comprehensive plan goals and 

objectives; and to be compatible with its surrounding environs with respect to density, traffic, open space, 

and design requirements. 

 

PERMIT PROCESSING 

 

Project permit applications follow a streamlined process established in RMC Title 19, Development 

Regulation Administration. Development permit applications are classified as Type I, Type II, TYPE III or 

Type IV applications, each requiring a different set of review procedures for approval, ranging from 

administrative review to Planning Commission and City Council public hearings. All multi-family 

development proposals of 20 units or more (except for those within the Waterfront zoning district and 

outside of shoreline jurisdiction) require review before the Planning Commission, which can take six weeks 

for application review, agency comments, scheduling of meetings, and public notice. Timelines for 

approval of proposed development projects are also extended if they require an environmental impact 

statement. 

 

The required processing times for project review can be a constraint to housing development, as 

additional conditions on development can drive up costs. The city follows an established protocol of 

application review and processing to ensure that all projects receive equitable treatment and 

consideration. 

 

PERMIT APPLICATION FEES AND IMPACT FEES 

 

Applications for proposed housing developments require fees for planning department review and 

building permits – which are based on a project’s estimated construction costs. Depending on the 

location of the proposed development, applications may require additional permits and fees, such as 

shoreline development review and approval, demolition of existing structures, or further review for 

variances, zoning amendments or plat approval. 
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Proposed housing development is also subject to impact fees for roads and parks, which fund public 

infrastructure and support open space, both of which add to the cost of housing development. 

 

In March 2012, the state legislature passed HB 1398, which allows local governments to exempt impact 

fees for the development of low-income housing. Under this law, developers may be granted a partial 

exemption of not more than 80% of the impact fee, in which case there is no explicit requirement to pay 

the exempted portion of the fee from public funds; or provide a full waiver, in which case the remaining 

percentage of the exempted fee must be paid from public funds. Developers receiving a waiver from the 

impact fee are required to record a covenant that prohibits using the property for any purpose other than 

low-income housing. 

 

 

M E A S U R I N G  H O U S I N G  E L E M E N T  G O A L S  

 

Below is a summary of how Richland has addressed the housing needs of its residents under the scope of 

adopted state and Benton County-wide Planning Goals and Policies. Many of the plans and programs 

implemented by the city to address low- and moderate-income resident’s needs are programmatic in 

nature and are designed to increase access to, and development of, affordable housing. 

 

Washington State Growth Management Act Housing Goal: 

 

“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 housing stock.” 

 

 Since the adoption of the Growth Management Act in 1990, the majority of new housing in the 

city has been single family residences, with over 6,600 new units being developed in that 

timeframe, mainly located in areas south of the Yakima River. However, the city has seen over 

1,300 multi-family housing units developed since the year 2000, with many apartments coming on 

line in the Duportail Street-SR 240 region, and the condominium/townhouse-style houses at 

Columbia Point. 

 

 In 2012, developers of the Innovation Center in north Richland will construct 150 apartment units 

as part of their 100-acre integrated campus in the Tri-Cities Research District that will also include 

offices, laboratories and retail uses, benefitting the city by reducing traffic-related impacts to 

surrounding and downtown neighborhoods. 

 

 In 2009, the city adopted the Central Business District that allows for mixed use development in 

the city’s downtown core. The new zoning district is designed to encourage the development of 

high-density housing that, in turn, may foster a more affordable cost of living option for 

downtown residents who will be in closer proximity to employment centers and needed services. 

 

 In 2004, the city, through the State of Washington’s Historic Preservation office, created the Gold 

Coast Historic District, with the intent of preserving a unique segment of Richland’s housing stock. 

The Gold Coast Historic District preserves the Manhattan District-era “Alphabet Homes” in the 

northern portion of the city. 

 

 The city’s 2012 Strategic Plan outlines five goals for housing and neighborhoods in the city, which 

aims to increase safe, livable, and attractive neighborhoods; provide housing opportunities for all 
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age groups from young professionals to independent seniors; encourage the development of 

walk-able neighborhoods where needed services are accessible; and revitalize the neighborhoods 

surrounding the city central business district. 

 

Conclusion: Through its comprehensive plan and zoning regulations, the city has permitted and fostered a 

variety of housing types to be developed within the city at various densities, while also striving to preserve 

and restore its older housing stock that provides a more affordable option to residents seeking single 

family housing. While numerous high density residential properties are scattered throughout the city, a 

greater supply will more likely be needed to accommodate the growing population of city residents in the 

future, especially in the areas near or surrounding the downtown core.  Although the new Central Business 

District recently adopted for the city’s downtown will help add to the variety of housing types through the 

development of mixed use residences, these housing options will most likely not be affordable to the low- 

and moderate-income resident. For existing housing stock, the city will need to continue securing funding 

for the maintenance, upgrade and replacement of its aging infrastructure in its older neighborhoods 

surrounding the city center; and maintain property values through other means, including crime 

prevention, code enforcement and housing redevelopment. 

 

Benton County-Wide Planning Policy # 15: 

 

“New housing within urban growth areas shall be compatible in character and standards with that of the 

adjacent city area.” 

 

 Through an agreement with the county, the city reviews proposed residential development 

projects that are within its unincorporated urban growth area for consistency with its adopted 

land use designation. Once annexed, residences utilizing an on-site septic system that needs 

replacing are required to hookup to the city’s system if located within 300 feet of a sewer line. 

 

Conclusion: The city and county should work together to develop a set of joint planning policies that 

govern the physical character of residential neighborhoods to ensure greater compatibility with other 

neighborhoods within the city upon annexation. 

 

Benton County-Wide Planning Policy # 16: 

 

“Site-constructed, modular, and manufactured housing shall be recognized as needed and functional 

housing types.” 

 

 The city permits accessory apartments, adult family homes, apartments/condominiums, assisted 

living facilities, manufactured housing/parks, single family residences, duplexes, and senior 

housing as allowable uses within its residential zoning districts. 

 

Conclusion: The city currently permits a variety of housing types to be developed with varying densities. 

The city will strive to ensure that future innovations in housing supply and design are included in city 

plans and regulations to effectively address the housing needs of its citizens. 

 

Benton County-Wide Planning Policy # 17: 
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SECTION THREE – EXISTING CONDITIONS  H 3-17 

“The county, and cities within, shall work together to provide housing for all economic segments of the 

population. All jurisdictions shall seek to create the conditions necessary for the construction of affordable 

housing at appropriate densities with the cities and county. The following actions should be accomplished: a 

– jointly quantify and project total county-wide housing needs by income level and housing type (rental, 

ownership, senior, farm worker, group housing); b – establish a mechanism whereby the housing effort and 

programs of each jurisdiction address the projected county-wide need; c – address the affordable housing 

needs of very low-, low- and moderate-income households, and of special needs individuals, through the 

Comprehensive Housing Affordability Strategy; and d – develop design standards for implementation with 

the Comprehensive Plan with special attention given to residents needs of low- to moderate-income 

families.” 

 

 The city participates with the cities of Kennewick and Pasco in addressing regional affordable 

housing needs and programs for each of the cities. Through the Tri-Cities Consolidated Plan 

(recently adopted for the 2010-2014 planning period), the three cities assess housing and 

community development issues that focus on the needs of low- and moderate-income residents, 

and review housing market conditions of the region. The plan then outlines goals and strategies 

to effectively address these identified needs. 

 

 To address the needs of low- and moderate-income residents, the city has developed an 

Affordable Homebuyer Assistance Program that provides homeownership opportunities for low- 

and moderate-income and first-time homebuyers. The program strives to make homeownership 

more affordable by assisting in the preservation of the city’s older neighborhoods, reducing 

monthly mortgage payments, and reducing the cash needed to purchase a home. The Good 

Neighbor Next Door and the Infill Homeownership Gap Assistance programs are also a part of the 

Affordable Housing Program designed to revitalize neighborhoods by offering deep discounts to 

public servants towards the purchase of eligible properties, and covering the gap in financing a 

mortgage for the purchase of a home. 

 

 Through the Infill Homeownership Program, the city purchases dilapidated residential properties 

for redevelopment of new single-family housing, which are then sold to income-qualified families 

on the city’s Infill Homeownership waiting list. Since the program’s inception, eighteen properties 

have been redeveloped with new homes. 

 

Conclusion: The city will continue to participate with the cities of Kennewick and Pasco to address the 

affordable housing needs of low- and moderate-income residents through mixed use development, 

worker housing options, and expansion of “urban villages” throughout the downtown in proximity to 

employment centers, transit connections and needed services. 

 

M A I N T E N A N C E  O F  T H E  H O U S I N G  E L E M E N T  

 
The Housing Element is intended to accommodate and encourage balanced housing growth in Richland 

through 2025.  The goals, policies, objectives and data contained herein will require on-going monitoring 

and periodic maintenance. Changes will be made as warranted and allowed under the State of 

Washington Growth Management Act. 
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