Agenda
Hearing Examiner Meeting
Thursday, July 28, 2016
City Hall Council Chamber | 505 Swift Boulevard
Hearing Examiner:
Liaisons:
Public Hearing – 6:00 p.m.
Public Hearing Explanation:
New Business – Public Hearing:
1. SUP 2016-101 Hearing to Consider Special Use Permit Application Submitted by Darin Musser to Operate
a Landscaping Contractor Business in an Agricultural Zone Located at 1752 Buckskin Lane
2. SM2016-101 Hearing to Consider Shoreline Substantial Development Permit Application Submitted by the
Richland Parks and Facilities Department for Reconstruction and Widening of a Pedestrian Trail Through
Howard Amon Park
Adjournment

The next Hearing Examiner Meeting is

This Meeting is broadcast live on CityView Channel 192 and online at CI.RICHLAND.WA.US/CITYVIEW
Richland City Hall is ADA accessible with special parking and access available at the entrance facing George Washington
Way. Requests for sign interpreters, audio equipment, and/or other special services must be received 48 hours prior to
the Hearing Examiner Meeting by calling the City Clerk’s Office at 942-7388.

HEARING EXAMINER AGENDA ITEM COVERSHEET
Meeting Date: 07/28/2016

Agenda Category: New Business – Public Hearing

Prepared By: Rick Simon, Development Services Manager
Subject:
SUP 2016-101 Hearing to Consider Special Use Permit Application Submitted by Darin Musser to Operate a Landscaping
Contractor Business in an Agricultural Zone Located at 1752 Buckskin Lane
Department:
Community & Development Services
Recommended Motion:
Staff recommends approval of SUP 2016-101 subject to the five conditions of approval included in the attached staff
report.
Summary:
Darin Musser has applied for a special use permit to operate a landscaping contractor business in an Agricultural zone on a
1.5 acre parcel located at the northeast corner of the intersection of Van Giesen Street and Buckskin Lane. The attached
staff report includes a description of the project, copies of application materials, site photos, the applicable sections of the
City zoning code and a recommendation to approve the application subject to five conditions.
Attachments:
1.
Staff Report
2.
Exhibit 1 - Application
3.
Exhibit 2 - Site Plan
4.
Exhibit 3 - Site Photos
5.
Exhibit 4a - Notice
6.
Exhibit 4b - Notice
7.
Exhibit 4c - Legal ad
8.
Exhibit 5 - Checklist
9.
Exhibit 6 - DNS

CITY OF RICHLAND DEVELOPMENT SERVICES DIVISION
STAFF REPORT TO THE HEARING EXAMINER
GENERAL INFORMATION:
PROPOSAL NAME: Darin Musser Special Use Permit
LOCATION:

1752 Buckskin Lane, at the Northeast Corner of Intersection
of Van Giesen Street and Buckskin Lane

APPLICANT:

Darin Musser

FILE NO.:

SUP2016-101

DESCRIPTION:

Request to operate a landscaping contractor business on a
1.5 acre site within the AG – Agricultural zoning district.

PROJECT TYPE:

Type II Zoning Special Use Permit

HEARING DATE:

July 28, 2016

REPORT BY:

Rick Simon, Development Services Manager

RECOMMENDED
ACTION:

Approval subject to completion of proposed conditions.

SUP2016-101 Staff Report
July 28, 2016
Page 2

DESCRIPTION OF PROPOSAL
Darin Musser has filed an application for a special use permit to construct and
operate a landscaping contractor business on a 1.5 acre site within the AG –
Agricultural zoning district. The proposal includes construction of a 4,800 square
foot shop building, with outdoor storage areas on site reserved for plant stock,
bin storage for landscaping materials, vehicle and equipment parking areas, a
block and material storage area and debris/boulder storage area. The site would
be graveled and would have a single access driveway onto Buckskin Lane.
Perimeter fencing would be installed around the site and a landscape strip would
be provided on three sides of the property. The proposed business would employ
6 to 7 persons and would generate minimal volumes of customer traffic, although
customers could arrange for the purchase of landscape materials on site. Copies
of the completed application form and site plan are attached (Exhibits 1 and 2).

Figure 1 - Vicinity Map

(site highlighted in red)
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SITE DESCRIPTION & ADJACENT LAND USES
The site consists of a single 1.5 acre parcel, roughly square in shape, whose
borders are formed by Buckskin Lane on the west and Van Giesen Street on the
south. The site is level and is currently in pasture. The adjacent property to the
east is also is undeveloped and used for vehicle storage. Other uses to the east
along the Van Giesen Street corridor include a variety of commercial businesses
including an automotive shop, a veterinarian clinic, and a contractor’s business.
There is also a nursery located along the south side of Van Giesen, southeast of
the subject site. There is an existing single family residence located on the parcel
directly north of the site as single family residences located to the west and south
of the site. Photos of the site are attached in Exhibit 3.

Figure 2 – Comprehensive Plan

COMPREHENSIVE PLAN
The site is designated as Agriculture under the City’s current comprehensive
plan. The adjacent properties to the east along Van Giesen Street are designated
as commercial. Generally, the properties lying between the Bypass Highway and
the Yakima River that are located within the 100 year floodplain have been
designated as Agricultural lands.
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ZONING
Property to the north, west, south and immediately adjacent to the east is zoned
AG - Agricultural. Properties lying further to the east along the Van Giesen
corridor are zoned C-3 General Commercial.

Figure 3 – Zoning Map
FLOODPLAIN
Much of the area lying east of the Yakima River along the Van Giesen Street
corridor is located within the 100 year floodplain as identified by the Federal
Emergency Management Agency. The subject site, while is close proximity to
areas designated as floodplain is actually located outside the 100 year floodplain
(Zone A) and within the 500 year floodplain (Zone B). The floodplain elevation for
the subject site is between elevation 367 and 368 according to FEMA studies.
The site is at elevation 370 according to the city’s GIS mapping system.
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Figure 4 – Flood Insurance Rate Map
ZONING STANDARDS
RMC 23.46.025(A)(4), gives the Hearing Examiner authority to review a variety of
special use permit applications including landscaping material sales and plant
nurseries within the AG – Agricultural district.
Standards set forth in RMC 23.42.105 for Landscaping Material Sales and Plant
Nurseries state:
Businesses involved in the sale of landscaping materials and/or the retail sale of
plants in an AG – agricultural district, when permitted, shall comply with the
following requirements:
A. Sites that are used for such businesses shall have direct frontage on public
streets that have an arterial or public highway designation, according to the
city of Richland’s adopted street functional classification system.
B. Portions of the site used for business purposes shall be screened from
adjacent properties, unless the hearing body finds that screening is not
necessary or would be ineffective. When required, minimum screening shall
consist of a six-foot-high solid fence or hedge row.
C. Structures used for the business and/or any bins used for the storage and/or
display of landscaping materials shall be set back a minimum of 35 feet from
any side or rear property line.
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D. Gravel parking areas are permitted; provided, that the business operator
implements appropriate measures for dust control on a continuing basis.
CRITERIA FOR EVAULATION OF SPECIAL USE PERMITS
Section RMC 23.46.040 provides criteria for the Hearing Examiner to consider in
the evaluation of a special use permit application. It states:
The hearing body shall conduct an open record public hearing on an application
for special use permit as required by RMC Title 19 for a Type III permit
application.
A. Any person may appear at the public hearing in person, or by agent or
attorney.
B. The hearing body shall make a finding that it is empowered under the section
of this code described in the application to consider the application for the
special use permit.
C. The hearing body shall approve, approve with conditions or deny an
application for a special use permit based on findings of fact with respect to
the following criteria:
1. The size and dimensions of the site provide adequate area for the
proposed use;
2. The physical conditions of the site, including size, shape, topography, and
drainage, are suitable for the proposed development;
3. All required public facilities necessary to serve the project have adequate
capacity to serve the proposed project;
4. The applicable requirements of this zoning regulation (RMC Title 23), the
city comprehensive plan, the city sensitive area regulations (RMC Title 20),
the city shoreline management regulations (RMC Title 26) and the city sign
regulations (RMC Title 27) have been met; and
5. Identified impacts on adjacent properties, surrounding uses and public
facilities have been adequately mitigated.
D. The hearing body may impose conditions on the approval of a special use
permit in addition to or above and beyond those required elsewhere in this
title, which are found necessary to ensure the use is compatible with the
public interest. These conditions may include, but are not limited to, the
following:
1. Limiting the hours, days, place and/or manner of operation;
2. Requiring design features which minimize environmental impacts such as
noise, vibration, air pollution, glare, odor and/or dust;
3. Requiring additional setback areas, lot area and/or lot depth or width;
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4. Limiting the building height, size or lot coverage, and/or location on the site;
5. Designating the size, number, location and/or design or vehicle access
points;
6. Requiring street right-of-way dedication and/or street improvement;
7. Requiring additional landscaping, berms and/or screening of the proposed
use and/or its parking or loading areas and designating the required size,
height, type and/or location of fencing and landscaping materials;
8. Limiting the number, size, location, height and/or lighting of signs.
E. Violation of any conditions, requirements, and safeguards, when made a part
of the terms under which the special use permit is granted, shall be deemed
a violation of this code and punishable under RMC 23.70.270.
F. The hearing body may prescribe a time limit within which the action for which
the special use permit is required shall be begun and/or completed. Failure to
begin and/or complete such action within the time limit set shall void the
special use permit. The time limits may be extended by the hearing body for
good cause shown. In the event that no specific time limit to begin or
complete a special use permit is identified, then the special use permit shall
remain valid for a period of two years from the date that the permit was
issued. The hearing body may authorize issuance of a special use permit for
a specified probationary period of time, at the termination of which the
applicant must resubmit a new application in accordance with the provisions
of RMC 23.46.020.
PUBLIC NOTICE
Application Date:
Combined Notice of Application & Hearing Mailed:
Combined Notice of Application & Hearing Posted:
Combined Notice of Application & Hearing Published:
Public Hearing:

June 8, 2016
June 30, 2016
July 8, 2016
July 5, 2016
July 28, 2016

A combined notice of application, SEPA determination and notice of hearing was
provided through posting of the property, mailing of notice to property owners
within 300 feet of the site and publication in the Tri-City Herald newspaper.
Copies of the notices and affidavits are included in Exhibit 4.
UTILITY AVAILABILITY
There is an existing 8 inch water main located on Buckskin Lane. Electrical
power is also available to the site. No sewer service is available in the area, so
any sewage disposal would have to be provided through an on-site septic
system.
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TRANSPORTATION
Van Giesen Street (State Route 224) is classified as a highway in the City’s
Transportation Plan. As such, access direct access from the site is to be avoided.
Buckskin Lane is classified as a local street.
SEPA
The project, by virtue of the fact that it requires a special use permit, also
requires compliance with the provisions of the State Environmental Policy Act.
The applicants filed an environmental checklist. (Exhibit 5) City staff reviewed the
checklist, plans and application materials and entered a Determination of NonSignificance into the record on June 30, 2016 (Exhibit 6).
AGENCY & PUBLIC COMMENTS
The Washington State Department of Transportation provided following
comment:
”The subject property is adjacent to State Route 224 (SR 224), a Class 3
managed access facility within the corporate limits of the City of Richland.
Access control for this portion of SR 224 is the authority of the City, in
accordance with RCW 47.24.020. We support limiting site access to Buckskin
Lane, as shown on the submitted site plan.”
No other agency comments were submitted. Neither were any comments
submitted by the public as of July 21st, which is the date this report was
published.
ANALYSIS
The proposed use of the property - a landscaping contractor’s business, is not
specifically listed as a use permitted within the Agricultural zoning district.
However; the use is similar in nature and impact to another use specifically
permitted in the zone: landscaping materials sales and plant nurseries. RMC
Section 23.08.065 provides for the administrative official to allow a use that is
unlisted in the land use classification chart if specific criteria are met. The
following is a listing of those criteria and an explanation of how they are met in
this instance:
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A. The unlisted use is comparable with other uses in the district;
A landscaping contractor’s business is directly comparable to landscaping
material sales and plant nurseries in that both uses depend upon outdoor storage
of the same types of materials; both uses require outdoor storage of similar
equipment and vehicles. In the case of the contractor’s business, the vehicles
would include work trucks, trailers and employee vehicles, while in the case of
the material sales the vehicles would include work vehicles and employee and
customer vehicles. Both uses would require similar types of product deliveries
and storage on-site.
B. The unlisted use will have no adverse effect on other permitted uses in the
district;
The landscaping contractor’s business is not anticipated to create impacts
different from those associated with other permitted uses in the agricultural zone.
C. The unlisted use conforms with the purpose of the zoning for the district;
According to RMC Section 23.14.010 is a “primary zone classification permitting
essentially open land uses such as grazing lands or pasture, agriculture, and
development of part-time small tract farming and other compatible uses of an
open nature such as a cemetery, park, and recreational or similar uses on land
which has favorable combinations of slope, climate, availability of water, or soil
conditions.” In permitting plant nurseries and landscaping material sales, the
code recognizes those uses as compatible with agricultural uses. Here the
proposed landscaping contractor’s business would be similar in nature to other
permitted uses and on that basis would conform to the purpose of the agricultural
zone.
D. The unlisted use will conform with the performance standards and other
regulations applicable to other permitted uses in the district; and
As the use is similar in nature to landscaping material sales and plant nurseries,
it would be subject to the same standards that apply to that use, which requires
issuance of a special use permit and conformance with the standards contained
in RMC 23.42.105.
E. The unlisted use can be permitted without additional conditions.
No conditions beyond those standards contained in RMC 23.42.105 are
proposed.
The proposed use requires compliance with the following standards from RMC
23.42.105:
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A. Sites that are used for such businesses shall have direct frontage on public
streets that have an arterial or public highway designation, according to the
city of Richland’s adopted street functional classification system.
The project site contains frontage along Van Giesen Street (SR 224) and so
meets this standard.
B. Portions of the site used for business purposes shall be screened from
adjacent properties, unless the hearing body finds that screening is not
necessary or would be ineffective. When required, minimum screening shall
consist of a six-foot-high solid fence or hedge row.
The applicant’s site plan includes a landscaping screen along three sides of
the property. The eastern side of the site abuts an undeveloped parcel that is
designated as commercial under the City’s comprehensive plan.
C. Structures used for the business and/or any bins used for the storage and/or
display of landscaping materials shall be set back a minimum of 35 feet from
any side or rear property line.
The applicant’s site plan will need to be modified in order to meet this
standard, but the site is large enough to meet the required setbacks. As
property east of and adjacent to the site is designated as commercial under
the City’s comprehensive plan, the setback provision is not necessary on the
eastern property boundary but should be applied to the other property
boundaries.
D. Gravel parking areas are permitted; provided, that the business operator
implements appropriate measures for dust control on a continuing basis.
The applicant proposes gravel parking. A proposed condition of approval
would require the applicant to implement dust control measures.
The criteria for the evaluation of a special use permit require review of the
following factors:
1. The size and dimensions of the site provide adequate area for the proposed
use;
The size of the property, at 1.5 acres, is adequate to support the proposed use,
although the site plan will need to be modified to meet the setback requirements
associated with landscape material sales and plant nurseries.
2. The physical conditions of the site, including size, shape, topography, and
drainage, are suitable for the proposed development;
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The physical conditions of the site do not present any constraints to the
development of the property.
3. All required public facilities necessary to serve the project have adequate
capacity to serve the proposed project;
Water utility services are in place and have adequate capacity to serve the
project. Sewer service is not available. The proposed use would be a low
volume sewage generator and could be served by an on-site septic system. The
adjoining street system is adequate to serve the proposed use.
4. The applicable requirements of this zoning regulation (RMC Title 23), the city
comprehensive plan, the city sensitive area regulations (RMC Title 20), the city
shoreline management regulations (RMC Title 26) and the city sign regulations
(RMC Title 27) have been met;
The application must be found to be consistent with the standards contained in
RMC 23.42.105 as well as satisfy the criteria for the issuance of a special use
permit. The site is not subject to the City’s sensitive area regulations, as no
wetlands, steep slopes, geologically hazardous areas or floodplains are known to
exist on the site. The site is also removed from any water bodies that are
regulated under the Shoreline Management Act and so is not subject to shoreline
management regulations. The application did not identify any plans to install
signs.
5. Identified impacts on adjacent properties, surrounding uses and public facilities
have been adequately mitigated.
In summary, staff holds that with the imposition of specific conditions of approval,
the application meets the criteria for the issuance of a special use permit.
RECOMMENDED CONDITIONS OF APPROVAL
1. The project shall proceed in accordance with the site plan presented as
part of this special use application, except as modified by the conditions
listed below:
2. The location of the material bins must be modified to meet the requirement
to be setback a minimum of 35 feet from a property boundary.
3. Landscaping along the southern, northern and western property
boundaries at a minimum shall include a 6 foot tall solid fence or hedge
row.
4. The applicant shall obtain a permit from Benton Franklin Health
Department for the installation of an on-site septic system.
5. The application shall implement appropriate measures for dust control on
a continuing basis.
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FINDINGS AND CONCLUSIONS
Staff has completed its review of the request for a special use permit (SUP2016101) and recommends approval of the request subject to conformance to the
conditions of approval identified above, based on the following findings:
1.

The City of Richland Comprehensive Plan designates the subject site,
which is located at the southeast corner of the intersection of Van Giesen
Street and Buckskin Loop as suitable for agricultural land uses;

2.

The subject site is located within the AG - Agricultural zone;

3.

Landscaping material sales and plant nursery businesses are permitted
within the Agricultural zone through the issuance of a special use permit;

4.

The applicant, Darin Musser has filed a special use permit application to
operate a landscaping contractor business;

5.

While not specifically listed as a use permitted in the Agricultural zone, the
proposed use is permitted through administrative interpretation in
accordance with RMC 23.08.065, which states that unlisted uses can be
permitted in a district when specific criteria are met;
a. A landscaping contractor’s business is directly comparable to
landscaping material sales and plant nurseries in that both uses
depend upon outdoor storage of the same types of materials; both
uses require outdoor storage of similar equipment and vehicles and
both uses would require similar types of product deliveries and storage
on-site;
b. A landscaping contractor’s business will not have adverse effects on
other permitted uses in the district in that the business is not
anticipated to create impacts differing from those associated with other
permitted uses in the agricultural zone;
c. A landscaping contractor’s business conforms with the purpose of the
agricultural district in that the business would be similar in nature to
other permitted uses allowed within the agricultural district;
d. The landscaping contractor’s business would conform to the
performance standards required for landscaping material sales and
plant nurseries as set forth in RMC 23.42.105;
e. The landscaping contractor’s business can be permitted without the
need for imposing additional conditions beyond those that are required
under RMC 23.42.105 and RMC 23.46.040;
f. A contractor’s landscaping business meets the criteria established in
RMC 23.08.065 and can be permitted in the Agricultural district
through the issuance of a special use permit in the same way that a
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landscaping material sales and plant nursery use can be allowed within
the Agricultural district;
6.

The proposed landscaping contractors business is compliant with the
standards contained in RMC 23.42.105 in that:
a. The subject property contains frontage on a public highway (Van
Giesen Street/SR 224);
b. The applicant proposes to install landscape screening along three
sides of the property. The east side, borders on property that is
designated as commercial under the comprehensive plan and so does
not require screening;
c. Storage bins and structures are required to be setback a minimum of
35 feet from property lines. The proposed conditions of approval
require the applicant to conform to this standard;
d. Gravel parking areas are permitted provided that the business operator
implement appropriate dust control measures. The proposed
conditions of approval also include this requirement;

7.

Applications for special use permit are evaluated under the criteria
contained in RMC 23.46.040;

8.

The Hearing Examiner is granted the authority to conduct the review of
special use permit applications for landscaping material sales and plant
nurseries in RMC 23.46.025(A)(4);

9.

A special use permit is classified as a Type II application under RMC
19.20.030 and specifies that the Hearing Examiner shall make a final
decision on an application unless appealed to City Council;

10.

Public notice of the application and hearing was provided via mail to
surrounding land owners within 300 feet of the site; through the posting of
a sign on-site and through a legal advertisement in the Tri-City Herald, all
in accordance with the notice provisions contained in RMC 19.40.010;

11.

The applicant filed an environmental checklist, which was reviewed by City
staff who entered a Determination on Non-Significance into the record on
June 30, 2016. A 14 day comment period was provided to agencies with
jurisdiction, thus satisfying the requirements of the State Environmental
Policy Act;

12.

The size of the site at 1.5 acres provide adequate area for the proposed
landscaping contractor’s business
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13.

The physical conditions of the site do not present any limitations to
development of the site as a landscaping contractor’s business and no
critical areas are known to exist on the site.

14.

The site has direct access to city water and electrical power. Public sewer
is not available to the site, but the proposed use can be adequately served
by an on-site septic system;

15.

The project, as conditioned, would meet the applicable requirements of
the zoning regulations (RMC Title 23) and the City comprehensive plan;

16.

The site, while adjacent to a designated 100 year floodplain, is not subject
to the City’s sensitive area regulations (RMC Title 20);

17.

The site is not subject to the City shoreline management act regulations
(RMC Title 26);

18.

The site is subject to City sign regulations (RMC Title 27). The applicant
has not proposed any signs in his special use permit application;

19.

Impacts on adjacent properties, surrounding uses and public facilities
have been adequately mitigated through the proposed conditions of
approval recommended for the project;

20.

The proposed conditions of approval fall within the authority granted to the
Hearing Examiner in RMC Section 23.46.040(D);

CONCLUSION:
As conditioned, the project meets the criteria for the issuance of a special use
permit as established in RMC 23.46.040.

EXHIBIT LIST
1.
2.
3.
4.
5.
6.

Application Form
Site Plan
Site Photos
Public Notices
Environmental Checklist
Determination of Non-Significance

SUP 2016-101 – Darin Musser

Site

Source: Google Earth

SUP 2016-101 Darin Musser

From Buckskin Lane Looking South

Source: Google Earth

SUP 2016-101 – Darin Musser

From Van Giesen Looking Northeast

Source: Google Earth

SUP 2016-101 – Darin Musser

From Van Giesen Street Looking Northwest

Source: Google Earth
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CITY OF RICHLAND
NOTICE OF APPLICATION
AND PUBLIC HEARING (SUP2016-101)

Richland
Wf~

Notice is hereby given that Darin Musser on June 8, 2016 filed application for a special use permit to authorize
the operation of a landscaping contractor business on a 1.5 acre site located at the northeast corner of Van
Giesen Street a d Buckskin Loop. Any person desiring to express his views or to be notified of any decisions
pertaining to this application should notify Rick Simon, Development Services Manager, 840 Northgate Avenue,
P.O. Box 190, Richland , WA 99352. Comments may also be faxed to (509) 942-7764 or e-mailed to
rsimon@ci.richla d.wa.us .
Notice is furthe given that the applicant has filed an environmental checklist as required by the State
Environmental P licy Act (SEPA). Following review of that document, the City has determined that the proposal
does not have ~ probable significant adverse impact of the environment and that an environmental impact
statement is not t equired. The SEPA documents and other information related to the application are available for
review at the Ric .1and Development Services Center at 840 Northgate Drive, Richland , Washington.

1
The Richland Hf1aring Examiner, on Thursday, July 28, 2016, will conduct a public hearing and review of the
application at 6: 0 p.m. in the Council Chamber at the Richland City Hall, 505 Swift Boulevard. All interested
parties are invite to attend and give testimony at the public hearing .
The proposed a plication will be reviewed in accordance with the regulations in RMC Title 19 Development
Regulation Adm nistration and RMC Chapter 23.46 Zoning - Special Use Permits. Appeal procedures of
decisions relate to the above referenced application are set forth in RMC Chapter 19.70. Contact the Richland
Development Services Division at the above referenced address with questions related to the available appeal
process.
Rick Simon,
Development Se ices Manager
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I am an employee in the Planning & Development Department for the City of

On the 27th day of June, 2016, I posted the attached NOTICE OF PUBLIC

HEARING , File Number SUP2016-101 on the property at:
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CITY OF RICHLAND
NOTICE OF APPLICATION
AND PUBLIC HEARING (SUP2016-101)
Notice is hereby given that Darin Musser on June 8, 2016 filed application for a special use permit to authorize
the operation of a landscaping contractor business on a 1.5 acre site located at the northeast corner of Van
Giesen Street a d Buckskin Loop. Any person desiring to express his views or to be notified of any decisions
pertaining to this application should notify Rick Simon, Development Services Manager, 840 Northgate Avenue,
P.O. Box 190, Richland, WA 99352. Comments may also be faxed to (509) 942-7764 or e-mailed to
rsimon@ci.richla d.wa.us .
Notice is furthe given that the applicant has filed an environmental checklist as required by the State
Environmental P licy Act (SEPA). Following review of that document, the City has determined that the proposal
does not have
probable significant adverse impact of the environment and that an environmental impact
statement is not equired. The SEPA documents and other information related to the application are available for
review at the Ricrl land Development Services Center at 840 Northgate Drive, Richland , Washington .
The Richland H~aring Examiner, on Thursday, July 28, 2016, will conduct a public hearing and review of the
application at 6: ~ 0 p.m. in the Council Chamber at the Richland City Hall, 505 Swift Boulevard. All interested
parties are invitel to attend and give testimony at the public hearing.
The proposed a ~ plication will be reviewed in accordance with the regulations in RMC Title 19 Development
Regulation Administration and RMC Chapter 23.46 Zoning - Special Use Permits. Appeal procedures of
decisions related to the above referenced application are set forth in RMC Chapter 19. 70. Contact the Richland
Development Se ices Division at the above referenced address with questions related to the available appeal
process.
Rick Simon,
Development Se ices Manager
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City of Richland
Notice of Public Hearing
The Richland Hearing Examiner will conduct a public hearing on Thursday, July
28 at 6:00 p.m. in the Council Chambers, Richland City Hall, 505 Swift Boulevard
to consider the following:
File No: SUP2016-101. Darin Musser has applied for
a special use permit to operate a landscaping contactor business on a 1.5 acre
site located at the northeast corner of Van Giesen Street and Buckskin Loop. The
public is invited to attend the hearing and/or comment on the proposal. Further
information is available from:
Rick Simon, Development Services Manager
PO Box 190, MS-35
Richland, WA 99352
(509) 942-7596
rsimon@ci.richland.wa.us

HEARING EXAMINER AGENDA ITEM COVERSHEET
Meeting Date: 07/28/2016

Agenda Category: New Business – Public Hearing

Prepared By: Shane O'Neill, Senior Planner
Subject:
SM2016-101 Hearing to Consider Shoreline Substantial Development Permit Application Submitted by the Richland Parks
and Facilities Department for Reconstruction and Widening of a Pedestrian Trail Through Howard Amon Park
Department:
Community & Development Services
Recommended Motion:
Staff recommends approval of SM2016-101 authorizing reconstruction and widening of the pedestrian trail through
Howard Amon Park in conformance with the three recommended conditions contained in the staff report.
Summary:
The Richland Parks and Facilities Department is proposing to reconstruct and widen the existing pedestrian trail that
extends through Howard Amon Park and is requesting approval of a shoreline substantial development permit. The
attached staff report includes the application materials, site photos, a summary of applicable comprehensive plan and
development regulations pertaining to the project, public comment letters and staff's recommendation to approve the
project subject to three conditions of approval.
Attachments:
1.
SM2016-101 Staff Report

CITY OF RICHLAND DEVELOPMENT SERVICES DIVISION
STAFF REPORT TO THE HEARING EXAMINER
GENERAL INFORMATION:
PROPOSAL NAME: Howard Amon Park Riverfront Trail Widening
LOCATION:

Howard Amon Park, Richland, WA
Benton County tax parcel ID #’s 1-11984012586008 & 111981020636002, Township 9 North, Range 28 East,
Section 11, W.M.

APPLICANT:

City of Richland

FILE NO.:

SM2016-101 & EA2016-16

DESCRIPTION:

A Shoreline Substantial Development Permit to widen the
Howard Amon Park Riverfront Trail from 8-feet to 15-feet for
a distance of 3,700 feet; together with the installation of 20foot tall light poles every 100 linear feet. Ancillary project
components include removing 25 City trees and trenching for
placement of electrical wire conduit serving trail lights.

PROJECT TYPE:

Type 2 Shoreline Substantial Development Permit

HEARING DATE:

June 28, 2016

REPORT BY:

Shane O’Neill, Senior Planner

RECOMMENDED
ACTION:

Approval
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Figure 1 - Vicinity Map
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DESCRIPTION OF PROPOSAL
Richland Parks & Public Facilities Department is requesting approval of a Shoreline
Substantial Development Permit to widen the existing Howard Amon Riverfront Trail
by way of replacement. Currently eight (8) feet wide, the Parks & Facilities
Department has identified the need to increase the trail width to fifteen (15) feet.
Ancillary project components involve removing approximately 25 City park trees,
installing trail-side pole lights every 100 feet and trenching for electrical service to
the light poles.
SITE HISTORY
Howard Amon Park was established in 1911 from a donation of 29 acres by Howard
S. Amon. The park has expanded to the north over time and now contains 49 acres.
Park amenities include the Riverfront Trail, Lee Dock, Sturgeon Cove Playground,
the Community Center, Holland St. John Tennis Courts, a wading pool, restrooms,
picnic shelters, climbing boulders and a boat launch facility. The Riverfront Trail was
constructed sometime between 1977 and 1988.
SITE DESCRIPTION & ADJACENT LAND USES
The City of Richland is the owner of Howard Amon Park, a riverfront park located at
the east end of Lee Boulevard; adjacent to the west shore of the Columbia River.
The 49 acre park includes a half basketball court, boat dock/ramp, fishing area,
picnic shelters life vest station, tennis courts, playgrounds, restrooms, river beach
area, walking trail, parking area and Lee Landing concrete plaza.
Located within a linear riverfront park the site is bordered by the Columbia River to
the east; there are however, a several commercial land uses west and south of the
park site. Some of the larger commercial developments bordering the park site
include the Red Lion Hotel, the Hilton Homewood Suites Hotel and the Hampton Inn.
Located at the north end of the trail project site is a single-family residential
neighborhood with homes addressed on Gowen Avenue. Rear yards of homes in
this neighborhood are adjacent to the park parcel.
EXISTING ZONING
Howard Amon Park is zoned PPF – Parks and Public Facility which is typical of city
parks in Richland. Properties west of the park site are zoned CBD (Central Business
District), a retail commercial zoning. A single-family residential neighborhood zoned
R-1-10 exists at the north end of the project site. The Hampton Inn Hotel, situated at
the south end of the project site, is zoned WF (Waterfront).
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Surrounding Zoning
North
- R-1-10 (Single-Family Residential)
East
- NA, Columbia River
South
- WF (Waterfront)
West
- CBD (Central Business District)
The stated purposes of the Parks and Public Facilities zone (as set forth in RMC
23.30.010) is as follows:
A. The parks and public facilities district (PPF) is a special use classification
intended to provide areas for the retention of public lands necessary for open
spaces, parks, playgrounds, trails and structures designed for public recreation
and to provide areas for the location of buildings and structures for public
education, recreation and other public and semi-public uses. This zoning
classification is intended to be applied to those portions of the city that are
designated as developed open space and public facility under the city of
Richland comprehensive plan.
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Figure 2 – Zoning Map
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COMPREHENSIVE PLAN
The comprehensive plan designates a thin strip of park land adjacent to the river
shore as suitable for Natural Open Space (NOS) land uses while the bulk of Howard
Amon Park is assigned a Developed Open Space (DOS) land use designation. The
trail meanders back and forth across the border between these two land use
designations. Properties to the west are designated as Central Business District.
Waterfront land use designation begins towards the south end of eth project site.

Figure 3 – Comprehensive Plan Land Use Map

SMP2016-101 Staff Report
July 28, 2016
Page 7

The following Comprehensive Goals & Policies have been selected in support of the
subject proposal:
County-wide planning Policy #1
Open space and recreation – Encourage the retention of open space and the
development of recreational opportunities, conserve fish and wildlife habitat,
increase access to natural resource lands and water, and develop parks.
(City) Land Use Goal 5:
The City will encourage efficient use and location of municipal and public facilities
such as transportation centers, utility facilities, schools, parks and other public uses.
Policy 2 – The City will ensure that public facilities are of a scale compatible
with surrounding areas.
Policy 3 – The City, through its land use plan and development regulations,
will ensure that public facilities are specifically located to be compatible with existing
and planned surrounding land uses.
Land Use Goal 6:
The City will protect and conserve its natural resources and critical lands and provide
public access based on ability of the resource to support the use.
-

Policy 1 – The City will make all public river shoreline accessible to the public,
subject to regulation protecting public safety, sensitive habitat areas and
wildlife.

-

Policy 2 – The City will encourage development of water-oriented
recreational, cultural and related commercial facilities in certain Columbia
River locations to enhance and diversify Richland’s community recreational
resources and its attractiveness to tourists.

-

Policy 3 – Except as addressed in Policy 2, the City will protect the natural
riparian areas along the Yakima River and the riparian area along the
Columbia River so as not to diminish the quality of the shoreline environment.

-

Policy 4 – In cooperation with appropriate agencies, the City will identify and
regulate the use of wetlands, essential habitat areas and other critical lands
within the urban growth area.

Within the Transportation Element of the City’s Comprehensive Plan there are
several goals and policies supporting the concept of the subject project proposal:
Transportation Goal 1:
- Policy 1 states that the City will coordinate planning and operation of
transportation facilities with programs to optimize multi-modal transportation
programs.
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Transportation Goal 6:
- Policy 1 states that the City will support increased use of multi-modal
transportation including bicycle trails.
-

Policy 2 states that the City will coordinate planning efforts for non-motorized
modes of travel with other jurisdictions and develop an integrated area-wide
plan for non-motorized travel modes that ensure continuity of routes.

Section three of the transportation element contains a section on bicycle facilities
which states that Richland currently has a bicycle /pedestrian path along the
Columbia River and that there are plans to expand the bikeway. The section
references figure T-3, the Bike Route & Path Map, which identifies the Howard Amon
Park river trail as a paved bike trail-way.
OTHER RELATED PLANS:
The adopted 2014 – 2019 Parks, Trail, Open Space and Facilities Master Plan
identifies the Howard Amon river trail as a Class 1 Trail type. Class 1 trails are trails
of the highest magnitude in terms of use and construction standards. As it currently
exists the trail is not fully developed to meet Class 1 standards. The proposed trail
widening project would enhance the trail to meet Class 1 standards as planned.
The Benton-Franklin Council of Governments Metropolitan/Regional Transportation
Plan outlines various regional transportation elements amongst which is a multimodal transportation system chapter. This chapter contains a regional multi-modal
transportation map illustrating bicycle and pedestrian routes including the Howard
Amon Park trail; printed versions of the map have previously been widely distributed
throughout the community. The map indicates the park trail is a primary bicycle route
providing a high level of safety.
In 1991 Council adopted the Howard Amon Park Master Plan, outlining a vision for
future park design and amenities. Page 18 of the Plan mentions that the park
contains sparse lighting and that the lack of lighting limits use by sectors of the
population in the evening. This condition in mentioned in the context of an existing
deficiency needing improvement to meet the goals for park development. In the Plan
the centrally located portion of the trail is referred to as the riverfront promenade.
Amongst other features and amenities, the promenade is planned to include lights
and a wider paved trail surface than currently exists to accommodate both
pedestrians and bicycles. The key point here being that since 1991 the trail has
been planned to be widened and to contain lights.
PUBLIC NOTIFICATION TIMELINE:
Application Date
Combined Notice of Application & Hearing Mailed
Combined Notice of Application & Hearing Posted
Combined Notice of Application & Hearing Published
Public Hearing

May 23, 2016
June 14, 2016
June 23, 2016
July 9, 2016
July 28, 2016
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A combined notice of application, SEPA determination and notice of hearing were
provided through posting of the property, mailing of notice to property owners within
300 feet of the site and publication in the Tri-City Herald newspaper. Copies of the
notices and affidavits are included in Exhibit 3 – Notices and Affidavits. Written
comment(s) received by the City are included herein as Exhibit 4.
UTILITY AVAILABILITY
Domestic water, sewer and electrical power lines are in place and currently serve
on-site park facilities. Widening the pedestrian trail will not directly impact demands
on sewer and water utilities.
The proposed lighting system will place a minor additional demand on electrical
services as LED lighting will be used. Project construction activities include trenching
excavation paralleling the trail in order to route electrical service lines to the
proposed light poles.
TRANSPORTATION
Existing roadways providing access to the Howard Amon Park include Lee
Boulevard and Newton Street which terminate at Howard Amon Park. Additionally,
Amon Park Drive is a north-south park access road that transects the park; providing
user access to various distinct areas of the linear park.
The Howard Amon Park riverfront trail provides multimodal non-motorized
transportation in a park setting. Because Howard Amon Park is a linear park with
multiple access points, the river trail offers a safe and efficient route for pedestrians,
cyclists, skateboards and scooters to travel fairly long distances outside of vehicle
roadways. Also, the trail is connected to a larger network of recreational trails which
provide access to Pasco and Kennewick as well. Due to the trail’s high level of
connectivity it is heavily used by both cyclists and pedestrians. In these
circumstances where trail uses are shared it is important to provide sufficient trail
width for cyclists to safely pass by pedestrians without having to leave the improved
trail surface. Widening the trail as proposed will provide over seven (7) feet of trail
width for each direction of travel. This would allow a cyclist to pass a pedestrian
traveling in the same direction without crossing into the oncoming direction of travel;
thereby enhancing trail user safety.
The proposed project is not anticipated to negatively impact the level of service on
the City’s transportation system. In terms of pedestrian transport and flow, widening
the park trail will enhance usability.
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SEPA
By virtue of the fact that it requires a shoreline substantial development permit, the
project also requires compliance with the provisions of the State Environmental
Policy Act. The City Parks & Facilities Department filed an environmental checklist
concurrent with the shoreline permit. City planning staff reviewed the checklist, plans
and application materials and entered a Determination of Non-Significance into the
record on June 9, 2016. On July 20, a letter dated July 11, 2016 from the
Confederated Tribes and Bands of the Yakima Nation (Exhibit 4) was received by
the City. The letter provides a blanket opposition to all aspects of the project due to
the presence of archaeological resources within the project area vicinity.
SHORELINE POLICIES
The City’s Shoreline Master Program consists of both policy statements and
regulations as they apply to a variety of regulatory reach environments. The program
designates the site as part of the Waterfront and as part of the Recreation Use
Environment. Policies associated with Waterfront Development are as follows:
26.10.030

Recreation Environment

26.10.031
Purpose
The Recreation Environment on Richland’s shorelines is designed to satisfy the
needs of the community for higher intensity recreation uses including both wateroriented and non-water-oriented uses. This environment includes existing and
planned parks where native vegetation has been replaced by introduced species for
aesthetic enjoyment as well as for active areas such as informal lawn areas, picnic
areas and sports fields. The local community makes extensive use of developed
parks along the shoreline for a variety of recreation uses and strongly supports these
areas. Water-oriented uses are preferred, but non-water-oriented uses are allowed
as long as the location and configuration does not substantially interfere with
enjoyment of the shoreline.
26.10.033
Management Policies
In applying the use chart in this program, and the zoning allowed uses the following
shall guide the liberal interpretation of these regulations.
A.
A use with associated levels of human activity that would substantially
degrade existing ecological functions of the shoreline area should not be allowed.
B.
The intensity of uses within the shoreline should generally follow a gradation
with lower intensity uses nearer the shoreline and higher intensity uses at a greater
distance, except for uses such as boat launches that require a shoreline location.
C.

The following new uses are not allowed in the Recreation Environment:
1.
Industrial uses.
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2.
3.

Commercial uses, except for franchises granted by the city which
enhance public enjoyment of the shoreline and the overall recreational
setting.
In-stream structures of a magnitude that would alter natural geohydraulic processes or be a substantial visual intrusion to users of the
area.

D.
A wide variety of recreation uses are appropriate with a preference for wateroriented uses and activities including beaches, in-water structures, boat launches
and other facilities that enhance the public enjoyment of the shoreline including
active and passive uses such as boating, fishing, birdwatching, and similar uses.
E.
Non water-oriented recreation uses such as lawn areas and picnic areas that
are enhanced by the ability to enjoy the aesthetic qualities of the shoreline are the
next priority.
F.
Active recreation uses such as sports fields may be located within the
shoreline jurisdiction, provided they do not displace opportunities for wateroriented uses. In general, such uses shall be located more than 100 feet from
OHWM, unless specific site conditions justify a closer location.
G.
Structures that serve recreation and community uses including gymnasia and
community centers should be located outside shoreline jurisdiction unless specific
site conditions justify a closer location.
H.
Roads and parking areas should be located as far from the water as feasible,
preferably outside of shoreline jurisdiction.
I.
Utility facilities should be located and designed to minimize impact on scenic
views or aesthetic qualities and minimize environmental impact.
26.10.060

Waterfront Use Environment

26.10.061
Purpose
The Waterfront Use Environment is a special commercial and residential
classification providing for the establishment of such uses as marinas, boat docking
facilities, resort motel and hotel facilities, offices, and other similar commercial,
apartment, and multifamily uses which are consistent with waterfront oriented
development. This environment encourages mixed special commercial and highdensity residential uses to accommodate a variety of lifestyles and housing
opportunities and enhances and maintains existing ecological functions of shoreline
and provides for maximum public access and circulation.
26.10.063
Management Policies
In applying the use chart in this program, and the zoning allowed uses the following
shall guide the liberal interpretation of these regulations.
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A.

Water-oriented shall be given highest priority for waterfront sites.

B.

Mixed use, resort motel and hotel facilities, special commercial and similar
uses are encouraged to maximize public access and provide for aesthetic
enjoyment of the shoreline for a substantial number of people as a general
characteristic of the use and through location, design, and operation ensure
the public's ability to enjoy the physical and aesthetic qualities of the
shoreline.

C.

Physical public access should be provided by the shoreline trail system.

D.

Visual access should be provided by the shoreline trail system and by open
space that provides congregating areas for people to enjoy the aesthetic
qualities of the shoreline, including seating areas and compatible commercial
uses.

Definition
Recreation: is the refreshment of strength and spirits through activities involving
physical participation or passive relaxation. Water-related recreation accounts for a
significant percentage of all recreational activities in the city of Richland and the
state of Washington. Recreational activities intended for public use shall be
encouraged at intensities appropriate for the various environments. Priority will be
given to those recreational uses which provide appropriate public access to the
shoreline.
Applicable Land Use Guidelines:
A. Only those public and private recreational uses that allow general public use
shall be permitted on public shorelines of Richland. Recreational development
shall be designed to locate non-water-oriented uses upland of water-oriented
uses whenever possible.
B. A variety of recreation opportunities and associated facilities are encouraged on
the shoreline. Passive uses are most appropriate in areas with more intact
natural conditions including facilities for interpretation of natural features and
habitat, bird watching and similar uses. Water-dependent and water-enjoyment
recreation facilities are a preferred use including boating facilities, water sports,
angling, and swimming beaches for areas with less intact ecological functions.
E. Recreational facilities shall be designed, constructed, and operated in a manner
consistent with the intent of the shoreline environment in which they are located
and which does not result in a net loss of shoreline ecological functions.
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PARKS & PUBLIC FACILITIES ZONING REGULATIONS
The Parks & Public Facilities (PPF) zone is a special use classification intended to
provide area for the retention of public lands necessary for open spaces, parks,
playgrounds, trails and structures designed for public recreation and to provide areas
for the location of buildings and structures for public education, recreation and other
public and semi-public uses. Howard Amon Park including the riverfront trail is a
public recreation land use which strictly conforms to the intent of the PPF zone.
ANALYSIS
Components of the trail widening project include:
- Replace 3,700 linear feet of the existing 8-foot-wide trail with a 15-footwide trail surface in the same location
- Install LED pole lights 20-feet in height at a rate of 1-pole/100-linear feet
- Remove approximately 25 park trees
- Trailside trenching to allow for electrical conduit serving proposed pole
lights
- Remove and replace existing park benches as needed
The proposal is a multi-phase project with construction activities occurring over a 5
to 7 year timeframe.
Although not specifically defined in the City’s municipal Zoning Code, the definition
of a “park” provided in Webster’s II New Riverside University Dictionary includes “(1)
a tract of land reserved for public use, as; a. An expanse of enclosed grounds for
recreational use within or adjoining a town…” Howard Amon Park as it currently
exists clearly falls within the parameters of this definition. Widening the existing park
trail together with the addition of trail-side lighting would not reclassify the land use of
Howard Amon Park. Said activities conform to permitted land uses of the PPF zone.
The proposed trail widening project may be viewed as an enhancement to an
existing park amenity.
Since posting notice of the pending land use hearing on-site staff has received two
comment letters (Exhibit 4) from the public, both of which relate to the proposed trailside lighting. The comments object to adding lights in the park for the reason that
lights will interfere with night sky viewing. It may be important to note however, that
similar pole lights are currently in place along the trail in various locations within the
vicinity. Adding the proposed light poles would continue an existing trail-side feature
and would not appear out of place or irregular.
The park has posted hours from 5am to 11pm. Within that 18-hour period, there are
times when it is dark out depending on the time of year. During the winter when the
sun sets around 5 - 6pm there can be up to 6-hours of darkness while the park
remains available for use. A lighting system would certainly enhance trail safety and
usability during those times. It is important to note that trails are not subject to park
closure hours; trail remain open for use 24-hours per day. This means that a lighting
system would benefit trail users during all times of low light.
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The park and trail lie in an urban setting. Public facilities within urban environments
come with an expectation of adequate lighting; juxtapose to rural parks which are
more commonly unlit. If light poles are installed along the trail there will still be other
parks in the region that provide better night sky viewing opportunities than Howard
Amon Park where the night sky is currently obscured by lights emanating from the
surrounding city.
With regard to the shoreline substantial development permit application, the project
conforms to the criteria established for the review of shoreline permit applications as
follows:
A. Conformance with the Shoreline Management Act of 1971, as amended
Richland’s Municipal Code states that the purpose of Richland’s shoreline
program is to implement the Shoreline Management Act of 1971. Therefore, if a
project is compliant with the City’s shoreline regulations, it would also be
compliant with the State Shoreline Management Act. This analysis will focus on
how the project conforms to the City’s recently adopted updated Shoreline
Master Program.
B. General conformance with the goals for the shoreline program, the general
development policies for the plan elements, and the applicable policy statements
for the use activity and the shoreline environment
The policies contained in the Shoreline Master Program (SMP) associated with
the waterfront environment place priority on recreational land uses such as public
parks. The proposed pedestrian trail widening project, given its incorporation into
an existing public park, supports and improves an SMP permitted land use by
enhancing enjoyment opportunities of the public recreational facility. Policies of
the SMP encourage active recreation in locations with less intact ecological
functions, such as Howard Amon Park, within areas designated as recreation
environment. The trail meanders across both waterfront and recreation
environments.
C. Compliance with the applicable environment regulations
The proposed project complies with the waterfront and recreation environment
use regulations in that the proposed project location would continue to provide for
full public access to the shoreline through the riverfront trail. As a non-wateroriented recreational use, enjoyment of the riverfront trail is enhanced by its close
proximity to the river. Whether the trail qualifies as a water-oriented or a nonwater-oriented recreational use, the trail does not interfere with strictly wateroriented recreational opportunities in the Park.

SMP2016-101 Staff Report
July 28, 2016
Page 15

D. Compliance with the applicable use activity regulations
The proposed project complies with the waterfront and recreation development
standards (RMC Section 26.10.030 & 26.10.060) in that the project is a shoreline
recreational land use which will not obscure views of the river from properties
within the vicinity and conforms to permitted land use regulations of the SMP and
the Zoning Code.
E. Consideration of the recommendations and comments of the Richland Parks and
Recreation Commission as the proposed development will affect and be affected
by the goals and objectives of City plans for parks, trail and open spaces
The Riverfront Trail project has been included in the Capital Improvement
Program (CIP) since 2015. The Richland Parks and Recreation Commission
reviewed the project to explore funding sources in early 2015.
F.

General conformance with the provisions of the Richland comprehensive plan
The project is consistent with the land use designations contained in the
comprehensive plan and is consistent with the City’s land use goals and policies
as mentioned in the above discussion of the proposed zone change.
The land use classification of Howard Amon Park will not be affected or altered
as a result of the proposed trail widening and outdoor lighting system. The
establishment and improvement of public parks is well supported by various
elements of the Comprehensive Plan. The applicable Comprehensive Plan goals
and policies are referenced on page 6 of this report.

G. Consideration of provisions for facilities and improved designs to accommodate
and encourage use by the physically handicapped
Increasing the park trail width will allow for better separation between directions
of travel. Increasing the trail width will enhance accessibility and use of the trail
by people using wheelchairs and by people with other mobility constraints.
In several locations the existing trail surface is currently disrupted, primarily by
tree roots causing upheaval. Replacing the existing trail and removing
problematic trees will provide a level trail surface; making the trail more suitable
for the physically handicapped.
The project as a whole will enhance opportunities for everyone including
handicapped persons, to enjoy use of the park trail by way of promoting ease of
travel and visibility.
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H. Compliance with the State Environmental Policy Act (SEPA)
A determination of non-significance was issued by the City on June 9, 2016,
completing the SEPA process. Within SEPA the City is committed to conducting
a cultural resources study as indicated on page 10 of the SEPA checklist
prepared by City staff.
I.

Compliance with applicable provisions of the Richland Municipal Code
The site is currently zoned PPF – Parks & Public Facilities. The proposed project
meets the Parks & Public Facilities zoning requirements in terms of land use,
setback and required off-street parking.

In summary, the proposed project is consistent with the provisions of the City’s
Shoreline Master Program and zoning regulations.
PROPOSED CONDITION(S) OF APPROVAL
Staff is recommending the following condition(s) of approval be attached to the
substantial development permit to ensure that the project conforms to all applicable
City codes and standards:
1. The project shall proceed in conformance with the plans submitted by the
Parks & Public Facilities Department at the time of application;
2. Each outdoor light pole shall comply with RMC Chapter 23.58 Outdoor
Lighting Standards with shielding required above the horizontal;
3. Prior to beginning ground-disturbing project construction activities a cultural
resources study shall be prepared and provided to local Native American
tribes and the State Department of Archaeological and Historic Preservation
for comments and approval.
SUGGESTED FINDINGS AND CONCLUSIONS
Staff recommends approval of the Shoreline Substantial Development Permit
(SM2016-101) to widen the Howard Amon Park riverfront trail and to install twentyfoot (20’) tall trailside light poles every 100-feet, subject to three (3) proposed
conditions of approval (listed above), and based on the following:
1.

Public notice of application and hearing was provided in accordance with the
requirements of the Richland City code;

2.

The City of Richland Comprehensive Plan designates the subject site as
suitable for Developed Open Space land uses such as public parks;
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3.

Land Use Goal 5 in the Comprehensive Plan encourages efficient use and
location of municipal and public facilities such as transportation centers, utility
facilities, schools, parks and other public uses;

4.

Land Use Goal 5, Policy 2 calls to ensure that public facilities are of a scale
compatible with surrounding areas;

5.

Land Use Goal 5, Policy 3 calls for the City to ensure that public facilities to
be compatible with existing and planned surrounding land uses;

6.

On November 17, 2015 City Council adopted Ordinance 27-15 approving the
2016 budget and Capital Improvement Plan which includes the subject trailwidening project;

7.

The project was reviewed under SEPA and the City issued a Determination of
Non-significance on June 9, 2016;

8.

The property is publicly owned and is located within the jurisdictional limits of
the Columbia River and is therefore subject to the provisions of the Richland
Shoreline Master Program and requires the issuance of a Shoreline
Substantial Development Permit;

9.

Public notice of the application and the public hearing was provided as
required under Richland City code and other public agencies were given an
opportunity to review the application including the Washington State
Departments of Ecology and Fish and Wildlife and the US Army Corps of
Engineers;

10.

The site is located within the Waterfront and Recreation environments as
identified in the Richland Shoreline Master Program;

11.

The application is consistent with the policies contained in the Shoreline
Master Program relating to recreational uses in the Waterfront and
Recreation environments;

12.

The proposed project enhances a recreational land use and is given priority
by the Shoreline Master Program (RMC26.30.080);

13.

The application is consistent with the Recreation and Waterfront environment
use regulations contained in RMC Section 26.30.011 in that the project
promotes recreational activities along the shoreline;

14.

Riverfront Trail Improvements which include the subject proposal, have been
in the Capital Improvement Plan since 2015. The Richland Parks and
Recreation Commission was been advised of the trail-widening project during
the beginning part of 2016;
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15.

The proposed project is consistent with the City's comprehensive plan;

16.

The City’s Comprehensive Plan transportation element contains several goals
and policies supporting the proposed trail widening project; including: Goal 1,
Policy 1; Goal 6, Policies 1 & 2.

17.

The project was reviewed under SEPA and the City issued a Determination of
Non-significance on June 9, 2016;

18.

The project is consistent with the provisions of the City's Park & Public
Facilities zoning regulations relating to land use;

19.

The proposed conditions of approval are necessary and desirable to ensure
that the project meets all applicable City regulations and standards and to
ensure that the adjacent Howard Amon Park continues to provide the same
recreational functions and amenities as it does currently;

20.

As conditioned, the project is consistent with the provisions of Richland's
Shoreline Master Program, its comprehensive plan and zoning regulations
and should be approved; and

21.

Based on the above findings and conclusions, approval of the Shoreline
Substantial Development Permit request would be in the best interest of the
community of Richland.
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Exhibit 2
CITY OF RICHLAND
NOTICE OF APPLICATION, PUBLIC HEARING & DETERMINATION OF NONSIGNIFICANCE
Notice is hereby given that the City of Richland Parks & Facilities Department has submitted an
application for a Shoreline Substantial Development Permit to widen Howard Amon Park Riverfront
Trail by way of reconstruction. Project activities include removing the existing trail surface, removal
of 25 City trees and trenching excavation for electrical conduit serving the proposed trail lights.
Following site preparation a new 15-wide asphalt trail surface will be installed.
A public hearing on the Shoreline Substantial Development Permit will be held before the Hearing
Examiner on July 28 2016 at 6:00 pm in the Council Chambers, 505 Swift Blvd., Richland WA 99352.
Notice is finally given that the City of Richland on June 9, 2016 issued a Determination of NonSignificance (DNS), SEPA File No. EA2016-16 for the shoreline development application. The
City of Richland has determined that this proposal does not have a probable significant adverse
impact on the environment. An environmental impact statement (EIS) is not required under RCW
43.21C.030(2)(c). This decision was made after review of a completed environmental checklist
and other information on file with the lead agency. This information is available to the public on
request. This DNS is issued under WAC 197-11-340(2); the lead agency will not act on this
proposal for 30 days from the date of legal notice publication.
Any person desiring more information, to express his views or to be notified of any decisions
pertaining to these applications or the DNS should notify Shane O’Neill, Senior Planner, 840
Northgate Drive, P.O. Box 190, Richland, WA 99352. Ph. 509-942-7587, soneill@ci.richland.wa.us.
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CITY OF RICHLAND
NOTICE OF APPLICATION, DETERMINATION OF NON-SIGNIFICANCE
& PUBLIC HEARING NOTICE

Date Notice Issued: June 13, 2016, per WAC 197-11-340(2)
File No: SEPA File No. EA2016-16
Proponent: City of Richland Parks and Public Facility Department
Proposal: Widen the Howard Amon Park Riverfront Trail to fifteen feet together with
installation of trail light pole every 100 feet.
Determination: The City has determined that this proposal does not have a probable
significant adverse impact on the environment. An environmental impact statement is not
required under RCW 43.21C.030(2)(c). This decision was made after review of a
completed environmental checklist and other information on file with the lead agency.
This information is available to the public on request.
Hearing Examiner Public Hearing: July 28, 2016, 6:00 p.m. in the in the Council Chambers,
505 Swift Blvd., Richland WA 99352 regarding the Shoreline Substantial Development
Permit
Notice Published: June 19 & 26, 2016; the lead agency will not act on this proposal for
30 days from the date of legal notice publication.
Public Comments Due: July 18, 2016
Contact:
Shane O’Neill, Senior Planner
PO Box 190, MS-35
Richland, WA 99352
soneill@ci.richland.wa.us.

Exhibit 4
ONeill, Shane
From:
Sent:
To:
Cc:
Subject:

Scott Butner <scott_butner@charter.net>
Tuesday, June 28, 2016 5:35 PM
ONeill, Shane
scott_butner@charter.net
Comment re: proposed land use (Trail Widening, Howard Amon Park)

Mr. O’Neill
Recently the notice of a proposed land use action by the City of Richland was brought to my attention,
specifically a trail widening project through Howard Amon Park. While I bemoan the loss of even more of our
trees, the trail could certainly use some widening for the use that it gets, so I’ll set aside my concern about
that (just remember, it’s the shade that brings people to the park in the first place).
I WOULD like, however, to raise the issue of the trail lighting, and encourage the city, while options are still
open, to consider lighting options that are friendly to those of us who enjoy the night sky. Light pollution in
and around the Tri Cities has generally stripped away much of our ability to see the finer aspects of the night
sky, including the Milky Way, the northern lights, and seasonal star clusters like Orion’s nebula and the
Pleiades – but the trails along Howard Amon’s waterfront remain viable nighttime viewing areas for many of
these treasures. The availability of lighting fixtures and standards that both insure pedestrian safety AND
preserve the night sky has increased over the years as more and more communities realize that the ability to
see the night sky is every bit as much a scenic and aesthetic resource as shoreline and trees.
I would be happy to provide more resources on dark‐friendly lighting, or to discuss the options with you, upon
request. However at this time I simply want to insure that the issue is raised. Especially in a science‐focused
community, where major discoveries have recently been made (at LIGO) regarding the nature of the universe,
I think that it is important to preserve for our citizens the ability to view the >99.999999999999% of the
universe that lies beyond our planet, and can only truly be viewed at night, in the dark.
warm regards,
Scott Butner (scott_butner@charter.net)
Owner/Operator, Scott Butner Photography, LLC
and resident, Richland, WA
1319 Stevens Drive
Richland, WA 99354
509‐460‐1544
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ONeill, Shane
From:
Sent:
To:
Subject:

Mark and Lois Killinger <mark.killinger@hotmail.com>
Saturday, July 9, 2016 10:09 PM
ONeill, Shane
Propposed trail changes in Howard Amon Park

Shane O'Neill
Sr. Planner
City of Richland
Dear Mr. O'Neill,
We are strongly opposed to the City's proposal to remove 25 trees in Howard Amon to make way for lights
and widening of the trail. The trees are what makes the park so attractive. We frequently visit the park and
understand how crowded the trail can get at times. However, a much better solution is to direct bicyclists
around the back side of the park. As to the lights, these would have practically no usefulness since in summer
it's light until after 9 pm or so. Having lights may actually attract trouble late at night since it would be seen as
a place to go.
Please confirm receipt of this message. We would appreciate receiving any additional information on this
proposed project.
Sincerely,
Mark Killinger

Mark & Lois Killinger
mark.killinger@hotmail.com
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