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Agenda 
RICHLAND PLANNING COMMISSION MEETING NO. 2-2013 
Richland City Hall - 505 Swift Boulevard - Council Chamber 
WEDNESDAY, February 27, 2013 

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 January 23, 2013 Meeting Minutes 
 
Public Comments 
 
Public Hearing Explanation 
 

New Business – Public Hearings 

 
1. APPLICANT:  RICHLAND SCHOOL DISTRICT (Z2013-102)* 
Request: APPROVAL OF ZONE CHANGE FROM PLANNED UNIT DEVELOPMENT (PUD) TO 

SINGLE FAMILY RESIDENTIAL 10,000 (R1-10) 
Location: AN APPROXIMATELY 12.5 ACRE PARCEL LOCATED EAST OF GALA WAY, WEST 

OF BRANTINGHAM ROAD AND GENERALLY SOUTH OF WESTCLIFFE 
BOULEVARD 

 
2. APPLICANT:  COLUMBIA BASIN RACQUET CLUB (M2013-100)* 
Request: REQUEST FOR REDUCTION IN PARKING BASED ON JOINT USE PARKING 

AGREEMENT 
Location: 1776 TERMINAL DRIVE 

 
3. APPLICANT: CITY OF RICHLAND (M2013-101) 

 Request: SURPLUS OF APPROXIMATELY ½ ACRE OF CITY PROPERTY TO MAKE 
AVAILABLE FOR PRIVATE DEVELOPMENT 

 Location: NORTH OF SWIFT BOULEVARD, WEST OF GEORGE WASHINGTON WAY AND 
EAST OF JADWIN AVENUE 

 

 *Quasi-Judicial Hearing 
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New Business – Other 

1. ELECTION OF OFFICERS 

 

Communications 

Commission/Staff/Liaison Comments 

Adjournment 
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MINUTES 

RICHLAND PLANNING COMMISSION MEETING No. 1-2013 

Richland City Hall – 550 Swift Boulevard – Council Chamber 

WEDNESDAY, January 23, 2013 

7:30 p.m. 

 
 
Call to Order: 
 
Chairman Boring called the meeting to order at 7:30 p.m. 
 
Attendance: 
 
Present:  Chairman Boring, Commission Members Berkowitz, Clark, Madsen, Moser, 
Utz, Wallner and Wise.  Also present were City Council Liaison Phil Lemley, Public 
Works Director Pete Rogalsky, Planning Manager Rick Simon, Senior Planner Jeff 
Rolph and Recorder Pam Bykonen.  
 
Approval of Agenda: 
 
Chairman Boring presented the January 23, 2013 meeting agenda for approval. 
 
The agenda was approved as presented. 
 
Approval of Minutes 
 
Chairman Boring presented the meeting minutes of the December 19, 2012 regular 
meeting for approval.  Commissioner Clark noted a scrivener’s error on Page 5. 
 
A motion was made by Commissioner Clark and seconded by Commissioner 
Madsen to approve the meeting minutes of the December 19, 2012 regular 
meeting as amended. 
 
The motion carried, 8-0. 
 
Public Comment 
 
Chairman Boring asked for public comment on any item not on the agenda.  Seeing 
none, she closed this portion of the meeting. 
 
PUBLIC HEARING 
Public Hearing Explanation:  Ms. Bykonen explained the public hearing notice and 
appeal process and asked Commissioners to identify any conflicts of interest, ex-parte 
contact or any other appearance of fairness issues; none were identified. 
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Unfinished Business 
 
1. CITY OF RICHLAND – Reconsideration of appropriate zoning districts for a 

proposed annexation (Z2012-102(B)) 
 
Mr. Simon presented the staff report for reconsideration of zoning for a proposed 137-
acre annexation located south of Reata Road, west of Leslie Road, north of I-82 and 
east of the Kennewick Irrigation District canal. This item had been before the Planning 
Commission at two previous meetings but continued to tonight’s meeting in order to 
obtain additional information.  Mr. Simon reminded the commissioners that the 
proposed zoning is based on the Comprehensive Plan.  He reviewed the proposed 
Property Use & Development Agreement and notice to title, conditions that are 
designed to protect residential property owners from possible impacts generated by 
adjacent commercial properties.  Staff had contacted the owners of the property that is 
to be zoned residential and they accepted the proposed conditions on developing 
residential lots in an area that is primarily commercial. 
 
Staff recommends the west portion of the proposed annexation area be zoned 
according to the map included in the meeting packet with the provisions outlined in the 
presentation for buffering and notice to title. 
 
Chairman Boring opened the Public Hearing at 7:39 PM and asked if there were any 
comments from the public on this item.  Seeing none, she closed the Public Hearing at 
7:40 PM. 
 
Discussion: 
Commissioner Wise stated his concerns about allowing residential uses in an area 
that is better suited for commercial.  Mr. Simon reiterated the need to follow the 
adopted Comprehensive Plan which currently designated the property in question as 
residential. The zoning could be changed through the Comprehensive Plan amendment 
process. 
 
Commissioner Berkowitz noted that a change to the Comprehensive Plan was not 
likely because it was City Council who made the decision to change the zoning at the 
request of the property owner (McDonald). She asked about the feasibility of zoning the 
property to the west and south of the proposed residential area as C-1 or CLB to further 
reduce impacts to future residents.  Mr. Simon agreed that C-1 or CLB zoning would 
not affect the location of the proposed church, but he was not certain what was planned 
for the entire 10-acre parcel.  Mr. Simon acknowledged that determining the type of 
commercial zoning was within the purview of the Planning Commission.  
Commissioner Berkowitz stated she preferred that course of action in order to protect 
2/3 of the residential boundary.  Mr. Simon spoke of the McDonald’s desire to construct 
a mini-storage facility on the commercial portion of their property which is only allowed 
in the C3 zone.  Based on prior decisions made by the Planning Commission regarding 
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locating mini-storage facilities near residential uses, Commissioner Berkowitz felt that 
the McDonald’s proposal was not a reasonable alternative. 
 
Vice-Chair Utz expressed his opinion regarding the Commission’s initial zoning 
recommendation of C3 and the subsequent attempts to “fix” potential impacts for future 
residents by down zoning the property. 
 
Commissioner Moser commented that this was an issue of private property rights and 
the desire of the property owner (McDonald) to use the property as they see fit.  She did 
not feel there was a need to fix the zoning and suggested approving the proposed 
zoning and conditions of development as presented.  Commissioner Madsen agreed 
with Commissioner Moser’s comments.  Commissioner Berkowitz did not, citing the 
private property rights of future owners of the residential lots; Commissioner Clark 
concurred. 
 
Commissioner Wise agreed with Commissioner Moser that this item needs to move 
forward but expressed his concern that a residential zoning designation would not be 
the best use for the property. 
 
Vice-Chair Utz acknowledged that the Planning Commission was not the final decision 
maker on this item and agreed that it needs to move forward.  He commented on the 
need for future property owners to be informed of the conditions attached to the 
development. 
 
Chairman Boring noted that, although the McDonalds had not attended the Planning 
Commission meetings to explain their intentions, they had explained their position to 
City Council which in turn changed the recommended zoning from commercial to 
residential.  Based on Council’s decision, Chairman Boring agreed that this item should 
be approved as presented. 
 
A motion was made by Commissioner Moser and seconded by Commissioner 
Madsen that the Planning Commission concur with the findings and conclusions 
set forth in Staff Report Z2012-102(B) and recommend to the City Council 
assignment of C-3 General Business, and R1-10 Single Family Residential zoning 
with a property use and development agreement for the McDonald property. 
 
Called for a vote:  Commissioner Berkowitz: Yes; Commissioner Clark: Yes; 
Commissioner Madsen: Yes; Commissioner Moser: Yes; Vice-Chair Utz: Yes; 
Commissioner Wallner: Yes; Commissioner Wise: No; Chairman Boring: Yes. 
 
MOTION CARRIED 7-1. 
 
2. RC OF WASHINGTON, INC. – Preliminary plat approval to subdivide an 

approximately 77-acre parcel into 220 residential lots (White Bluffs)  
(S2012-100) 
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Mr. Rolph reviewed the proposed plat which is located in the southwest portion of 
Richland near the plat of Brookshire Estates Division 7, east of Dallas Road and north 
of I-182.  The application had been originally approved in 2003 and granted an 
extension in 2008 as the plat of Indian Hills; that extension expired in 2011.  The 
applicant has completed a significant amount of work toward development of the plat 
and is requesting a phased development of the parcel.  The property is currently zoned 
R1-10 Single Family Residential with a Comprehensive Plan designation of Low-Density 
Residential, 0-5 dwelling units per acre.  Access to the development would be primarily 
from Dallas Road to the east with future access to the northeast via two streets that 
have been stubbed out to an existing orchard that is planned for future development, 
creating a connection to neighboring developments.  Staff recommends conducting a 
traffic study prior to the initial final plat process. 
 
Based on the findings and conclusions and the conditions outlined in the Technical 
Advisory Committee report, staff recommends approval of the preliminary plat of White 
Bluffs. 
 
Chairman Boring opened the Public Hearing at 8:04 PM and asked if there were any 
comments from the public on this item.  She noted that two comment letters had been 
received by the commission prior to the start of the meeting that had not been included 
in the meeting packet. 
 
Randy Crosby, RC Washington, Inc, 922 Allen White Drive, Richland:  “I don’t have 
anything more to add at this time, I just wanted to come up and introduce myself.” 
 
Dale VanSchoiack, 2141 S Lyle, Kennewick:  “I’m a consulting engineer and have 
been assisting Randy with some of the things that staff pointed had been completed to-
date.  I would like to say, staff report, we’ve looked at that and reviewed it.  We think it’s 
a good report and just make that comment to you. In case there’s any questions, I’ll be 
available later on.” 
 
Debra Mapstead, 4851 Rau Lane, Richland: “I oppose the land use action.  I own 
property that is directly adjacent to it, I have two acres.  I think that the development of 
this high density would potentially devour my property because I would have 
approximately seven home sites backing up against my property. I moved out there 10 
years ago to have acreage and have the country lifestyle.  I don’t oppose development 
of it but what I oppose is 220 home sites.  I would rather see it developed in home sites 
that have acreage; I think that would be something that would be desirable for anybody 
who’s looking to relocate out there.  It’s close to town, it’s close to amenities, but you 
still have a country lifestyle and it’s in direct competition with what the City of Richland is 
trying to accomplish with the Badger development.  We’re already impacted by an 
increase in traffic on Dallas Road coming and going from Rau Lane with just the little bit 
of construction that we’ve already had to be a part of.  I don’t support additional traffic 
on Dallas. I don’t support what it’s going to do to my property.  I have not had any 
communication with the developer to see if there’s any, from what I’ve seen from the 
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plan, there’s no buffer between the development and my property so that I don’t have 
them right in my back yard.  I just, I don’t support it.  I would rather see it used in 
another way.  Home sites with acreage would be OK.” 
 
Wayne Mapstead, 4851 Rau Lane, Richland:  “The reason I oppose it is similar 
reasons as my wife stated.  We moved out there because of acreage and it’s quieter.  
It’s a private lane that goes down to the road – it’s a gravel lane where we live.  It seems 
like it’s quite a few homes backed up against our property.  Our property is about just 
slightly over two acres.  On the map, it looks like about seven homes against it and the 
way our house is spaced it’s probably 25- to 30-feet away from the property line, the 
way that the developer built our home, so there’s not really a lot of land between us and 
the fence line.  The additional traffic on Dallas Road, I think would be a problem, 
especially with just that single access into that development.  It’s quite a bit of traffic 
going to be coming up and down Dallas Road because of new development on the 
south side of Badger.  It is kind of a slope and the visibility on that road when you drive 
out of Rau Lane, when you look to your left which would be south, you can’t see very 
far.  Generally, the speed there is 50 miles an hour and they just recently posted it at 
the very bottom at 35. People drive down there quickly.  There’s going to be more 
people living there so I’m sure it’s not going to get any better.” 
 
Mill Lewis, 24806 N Dallas Road, Richland:  “I’m also opposed – I’m not opposed to 
development but I’m opposed to now being infringed upon because we have rights as 
property owners, also.  We are now approving something that’s not compatible with 
what’s there.  We said, ‘Hey, it’s really close to what this development is over on this 
side,’ the whole other side doesn’t look like a development.  It’s large lots, it’s people 
with horses.  That’s not what we’re building.  If we built something like that in this space 
- I’m thinking maybe two and a half acre lots – that would be compatible with what’s 
already there and not impact on the people who moved out there for that style of life.  
We didn’t choose to live in the middle of a development; pretty quick, we’re going to be 
there.  The traffic on Dallas Road is going to be atrocious.  One access for 240 homes – 
figure two to three vehicles per home dumping out through one access point.  Not a 
good idea.” 
 
Jacquie Lewis, 24806 Dallas Road, Richland:  “When we moved out there, we were 
one of the responsible homeowners you referenced earlier that did the homework and 
looked at what the zonings were and, actually, we ended up with 17 acres because we 
had heard that a new subdivision was going to be going in behind us.  We were in a 
situation where we could go ahead and purchase that land so it could stay the way it is.  
Otherwise, our concern was that this was going to be on our driveway.  Again, we 
bought out there with the knowledge that the homes out there and the zoning out was 
what it is now.  Again, we do own property.  At some point we may decide to do 
something different with it, so I understand the opportunity to come and change, request 
a change and platting.  That seems to be excessive and, if I could ask a question, what 
intersection on to Dallas is the entrance and exit to that subdivision? Because, the only 
thing I can think of that it would be Arena? . . .  [Mr. Crosby stated that it would be a 
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new street.]  But no planning has gone into what that intersection would need to look 
like and what the turn lanes would need to be.  I heard that all of those things would be, 
‘Well, if it’s approved we’ll look into that.’ Well, I think that should be something the City 
considers before – the Commission considers and takes to the City ahead of time, 
before approving – that this is what this is going to mean, this is what our responsibility’s 
going to be, what the developer’s responsibility’s going to be.  Again, I think there’s 
some more questions that need to be asked before the decision’s made, but if I could, I 
would like to request that the decision be no.” 
 
Chairman Boring asked if there were any further comments from the public on this 
item.  Seeing none, she closed the Public Hearing at 8:14 PM. 
 
Discussion: 
Chairman Boring reminded members of the Commission and those in the audience 
that the current zoning of the parcel is R-1-10 and the decision before the Commission 
was approval of the preliminary plat and not a change in zoning. 
 
Commissioner Wise asked those who provided comments to show on the map where 
their properties are located in relation to the proposed plat, which they did. 
 
Commissioner Madsen asked for more detailed information regarding the KID canal.  
Mr. Rolph explained the work that had been completed and showed on the map where 
the canal had been redirected. 
 
Vice-Chair Utz asked for additional information on emergency access to the 
development.  Mr. Rolph explained that the development will have a secondary 
emergency vehicle access point through a cul-de-sac in the southeast corner of the 
subdivision and will connect to the neighboring subdivision.  The first phase of the 
development will have emergency access along road “A”.  Vice-Chair Utz asked if it 
was possible for all phases of the subdivision to be built out without providing additional 
access.  Mr. Rolph said it was possible only if the level of service at the single access 
point did not drop below a “D”.  Mr. Rogalsky added that failure of the intersection at 
Dallas Road (a county road) is unlikely but if it were to become too congested a 
deceleration lane and a dedicated turn lane could be implemented; multiple connections 
are desirable but not required. 
 
Commissioner Clark questioned the allowance of long driveways and streets ending in 
cul-de-sacs.  Mr. Rolph assured him that what was planned was allowed in the fire 
code. 
 
Commissioner Berkowitz asked Mr. Rogalsky if the intersection at Dallas Road would 
be wide enough to accommodate turn lanes; he said it was.  Commissioner Berkowitz 
then asked how school children in Phase 9 would access the school.  Mr. Rolph 
explained that the emergency access would be paved and would allow for pedestrian 
access as well. 
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Commissioner Berkowitz noted the park impact fees associated with the project and 
asked what park would serve the subdivision.  Mr. Rolph said the majority of the 
subdivision could be served by a recently completed neighborhood park in the 
Hearthstone subdivision to the northeast. 
 
Commissioner Madsen commented that the plat had received approval ten years ago 
and felt that approval at this time was appropriate. 
 
Commissioner Moser questioned if the plat would have been affected if hillside 
development standards had been in place.  Mr. Simon said it was possible given the 
slopes within the development, but could not confirm that the area had been included on 
the map outlining areas of concern.  Commissioner Moser reiterated her concern 
regarding a lack of hillside development standards while development on hillsides 
continues. 
 
Commissioner Wise agreed with Commissioner Moser’s comments.  He noted that 
development styles have changed in the ten years since the original approval of this plat 
and added that it was dissimilar to the larger lot sizes in the areas adjacent to the 
proposed subdivision.  Commissioner Wise expressed concern regarding the lack of a 
traffic study for the development. 
 
Vice-Chair Utz asked the developer for more detail regarding how the home sites were 
planned for building on slopes.  Before responding to Vice-Chair Utz’s question, Mr. 
Crosby commented that a traffic study had been completed by Harms Engineering for 
the initial phase of the development with plans to revisit traffic impacts as development 
continues.  He then described the layout of the development noting that the roads within 
the development are situated along the highest points with building lots terraced at the 
lower elevations.  Mr. Crosby will not be building the homes and could not speak to the 
exact design but assumed the homes would be built into the hillside with daylight 
basements. 
 
Commissioner Wallner asked for clarification as to the timeline of the phases and how 
long it would be before the development is completed.  Mr. Crosby said it would take 
several years for a complete build out and it was planned to develop 30 to 40 lots at a 
time. 
 
Commissioner Berkowitz commented that the proposed development is compatible 
with nearby developments and more compatible than similar-sized developments that 
are further south.  
 
Commissioner Moser added that the current zoning (R-1-10) allows for the number of 
lots proposed and is consistent with existing development in the area but stressed the 
need for hillside regulations when developing along slopes. 
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A motion was made by Commissioner Madsen and seconded by Commissioner 
Clark that the Planning Commission concur with the findings and conclusions set 
forth in Staff Report S2012-100 and recommend the City Council approve the 
preliminary plat of White Bluffs subject to the conditions of approval set forth in 
the Technical Advisory Committee report dated January 17, 2013. 
 
Called for a vote:  Commissioner Berkowitz: Yes; Commissioner Clark: Yes; 
Commissioner Madsen: Yes; Commissioner Moser: Yes; Vice-Chair Utz: Yes; 
Commissioner Wallner: Yes; Commissioner Wise: Yes; Chairman Boring: Yes. 
 
MOTION CARRIED 8-0. 
 
3. CITY OF RICHLAND – Change zoning on 29 acres from I-M Medium 

Industrial to M-2 Heavy Manufacturing (Z2013-101) 
 
Mr. Simon reviewed the proposed zoning change of a 29-acre parcel located west of 
Logston Boulevard, east of Kingsgate Way and south of the rail line.  The property is 
currently owned by the City of Richland which is in the process of selling the parcel to 
ConAgra Lamb Weston for a new 80-acre cold storage facility site.  ConAgra Lamb 
Weston desires the 29 acres to be zoned M-2 to be consistent with the zoning of the 
north portion of the total 80-acre parcel.  The proposed zone change is consistent with 
the Comprehensive Plan designation for that area.  The site is currently undeveloped 
and all adjacent properties are also currently undeveloped.  Staff recommends approval 
of the zone change as proposed. 
 
Chairman Boring opened the Public Hearing at 8:50 PM and asked if there were any 
comments from the public on this item.  Seeing none, she closed the Public Hearing at 
8:50 PM. 
 
Discussion: 
Commissioner Wise asked if the construction of the cold-storage facility required a 
zone change.  Mr. Simon said the use is allowed in either I-M or M-2, but M-2 allows 
taller buildings with no restrictions such as increased setbacks; the proposed facility is 
planned to be approximately 130-140 feet tall.  Commissioner Wise expressed 
concern regarding the potential for passively encouraging higher impact industrial uses 
through progressive zone changes.  Mr. Simon reminded the commissioners that the 
proposed facility is cold storage and not manufacturing. 
 
Mr. Rogalsky gave a brief history of the industrial area that was laid out in the ‘80s and 
‘90s noting that market demands have changed over time which resulted in the need to 
change zoning.  He noted that the industrial area was planned in a way to provide 
buffers from lower impact uses. 
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Commissioner Madsen asked staff if the 29-acre parcel was part of the land 
negotiations with ConAgra Lamb Weston to exchange a smaller parcel in Columbia 
Point for the larger parcel in Horn Rapids.  Staff said it was. 
 
A motion was made by Commissioner Wise and seconded by Commissioner 
Berkowitz that the Planning Commission concur with the findings and 
conclusions set forth in Staff Report Z2013-101 and recommend approval of the 
request to rezone 29 acres from I-M Medium Industrial to M-2 Heavy 
Manufacturing. 
 
Called for a vote:  Commissioner Berkowitz: Yes; Commissioner Clark: Yes; 
Commissioner Madsen: Yes; Commissioner Moser: Yes; Vice-Chair Utz: Yes; 
Commissioner Wallner: Yes; Commissioner Wise: Yes; Chairman Boring: Yes. 
 
Communications: 
 
Mr. Simon 

 Reminded commissioners of the next workshop on February 13, 2013. 
 
Commissioner Madsen 

 Will not be available to attend the February workshop. 
 
Commissioner Wallner 

 Reported that she had attended the Planners Forum in Moses Lake earlier in the 
day where shoreline development was discussed. 

 
Chairman Boring 

 Would not be available for the February workshop. 
 
ADJOURNMENT: 
 
The January 23, 2012, Richland Planning Commission Regular Meeting 1-2013 was 
adjourned at 9:07 PM. The next regular meeting of the Planning Commission will be 
held on February 27, 2013. 
 
 
PREPARED BY:  Pam Bykonen, Secretary, Planning & Development 
 
 
REVIEWED BY:  __________________________________________ 
    Rick Simon, Secretary 
    Richland Planning Commission 
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