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WHEN RECORDED RETURN TO: 

Richland City Clerk’s Office 
625 Swift Boulevard, MS-05 
Richland, WA 99352 

ORDINANCE NO. 29-21 

AN ORDINANCE of the City of Richland relating to land 
use, zoning classifications and districts and amending the 
Official Zoning Map of the City by amending Section Map Nos. 
4 and 10 so as to change the zoning designation of 
approximately 7.27 acres located in the Horn Rapids 
community on a site generally addressed as 2800 Clubhouse 
Lane, along the eastern boundary of the 18th hole of the Horn 
Rapids Golf Course, south of the existing pro shop and west 
of River Valley Drive upon a portion of Benton County 
Assessor Parcel No. 128082000001005 from Agriculture (AG) 
and Planned Unit Development (PUD) allowing for a 30-lot 
residential development (Ordinance No. 34-94) to Planned 
Unit Development (PUD) allowing for a 54-unit townhome 
development and preliminary PUD plan approval, contingent 
upon the recording of a duly executed, delivered, and 
accepted Property Use and Development Agreement.  

Re: The Links Residence at Horn Rapids 

WHEREAS, on May 10, 2021, the Richland Hearing Examiner held a duly 
advertised open-record public hearing to consider a preliminary Planned Unit 
Development (PUD) application and a petition to change the zoning of the property 
hereafter described as submitted by HJBT Properties LLC (“Petitioner”); and 
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WHEREAS, Petitioner also filed with the City of Richland, as the reviewing agency, 
a SEPA checklist indicating the expected environmental impact anticipated by such zone 
change and preliminary PUD plan; and 

WHEREAS, on May 3, 2021, the City of Richland Planning Department reviewed 
the required SEPA checklist, assessed the environmental impact expected from the 
proposed land use actions, and issued a Determination of Non-Significance (DNS) 
pursuant to Chapter 43.21c RCW, the State Environmental Policy Act (SEPA)(see EA 
2020-133); and 

WHEREAS, on August 16, 2017, the Richland Hearing Examiner recommended 
approval of the requested rezone and approval of the preliminary PUD plan, subject to 
numerous conditions; and 

WHEREAS, the Richland City Council has considered the recommendations and 
reports submitted in the record, and all comments and arguments made to it at the open-
record public hearing and reiterated at the closed-record public hearing. 

NOW, THEREFORE, BE IT ORDAINED by the City of Richland as follows: 

Section 1. The findings of fact and conclusions of law contained in the Richland 
Hearing Examiner’s Report dated August 16, 2021, attached hereto as Exhibit A and 
incorporated herein by this reference, are hereby adopted as the findings and conclusions 
of the Richland City Council.  

Section 2. It is hereby found, as an exercise of the City’s police power, that the 
best land use classification for the land described below is Planned Unit Development 
(PUD) when consideration is given to the interest of the general public. 

Section 3. Contingent upon the recording, as provided in Section 6 hereof, and 
within 90 days of passage of this Ordinance, of a duly executed, delivered and accepted 
Property Use and Development Agreement substantially in the form attached hereto as 
Exhibit B by Petitioner for rezone and preliminary PUD plan approval of the property 
identified as The Links Residence at Horn Rapids, restricting the use and development 
of such property and providing for Planned Unit Development (PUD) of the approximate 
7.27-acre site, more specifically described as follows:  

7.27 acres located in the Horn Rapids community on a site generally 
addressed as 2800 Clubhouse Lane, along the eastern boundary of the 18th 
hole of the Horn Rapids Golf Course, south of the existing pro shop and 
west of River Valley Drive upon a portion of Benton County Assessor Parcel 
No. 128082000001005 

such land is rezoned from Agriculture (AG) and Planned Unit Development (PUD) 
allowing for a 30-lot residential development (Ordinance No. 34-94) to Planned Unit 
Development (PUD) allowing for a 54-unit townhome development. 
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BEFORE THE HEARING EXAMINER
FOR THE  

CITY OF RICHLAND 

FINDINGS, CONCLUSIONS AND  
RECOMMENDATION OF APPROVAL 

“THE LINKS RESIDENCE AT HORN RAPIDS”  
PRELIMINARY PLANNED UNIT DEVELOPMENT (PUD) 

FILE NUMBER: PUD2021-101 

APPLICANT:  HJBT PROPERTIES  
(BRAD REW AND THERA REW, LISTED AS THE APPLICANTS ON THE SEPA
CHECKLIST, AND SERVED AS APPLICANT REPRESENTATIVES AT HEARING) 

APPLICATION: 54-UNIT PLANNED UNIT DEVELOPMENT (PUD) ON A 7.27-ACRE SITE

LOCATION: IN THE HORN RAPIDS COMMUNITY IN THE NORTH PART OF THE CITY OF
RICHLAND, ON A SITE GENERALLY ADDRESSED AS 2800 CLUBHOUSE LANE,
ALONG THE EASTERN BOUNDARY OF THE 18TH HOLE OF THE HORN RAPIDS 
GOLF COURSE AND SOUTH OF THE EXISTING PRO SHOP.   

PARCEL NUMBER: A PORTION OF BENTON COUNTY ASSESSOR PARCEL NO. 128082000001005

REVIEW PROCESS:  TYPE IIIA, PRELIMINARY PLANNED UNIT DEVELOPMENT,  
HEARING EXAMINER RECOMMENDATION TO CITY COUNCIL 

SUMMARY OF RECOMMENDATION: APPROVE, SUBJECT TO CONDITIONS 

DATE OF RECOMMENDATION: AUGUST 16, 2021 

Exhibit A to Ordinance No. 29-21
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design features, including without limitation townhomes that meet height standards, 
setbacks, lot size, and other standards for medium density zoned developments throughout 
the city and on surrounding properties, a fence and substantial landscaping placed between 
existing single family yards and new lots in the PUD, all comprise a preponderance of 
evidence that demonstrates how this proposal fulfills the second PUD approval criteria, 
found at RMC 23.50.040(B)(2), which reads: “Peripheral treatment ensures proper transition 
between PUD uses and nearby external uses and developments.” !

NL=! Multiple local residents testified at the public hearing, and many more submitted written 
comments regarding the proposed PUD.  The Staff Report credibly summarizes design 
considerations and proposed conditions that will ensure the proposed PUD meets relevant 
city development regulations and will not result in probable significant adverse impacts on 
surrounding properties.  The bulk of opposition comments focused on mixed questions of 
fact and law, most of which were not addressed in the Staff Report, so the following portions 
of this Recommendation summarize key facts and legal authority that rebut the main 
arguments raised to question or oppose this PUD application.   

13. RMC 24.20.070, captioned “Capacity for future developments”, reads as follows:  “The 
capacities and dimensions of water, sewerage, drainage, and street facilities shall be 
adequate to provide for the future needs of other undeveloped properties in the general 
vicinity and the city may share in the cost of these improvements to the extent of the difference 
in cost between the capacities needed to serve the subdivision and the capacities required to 
serve the vicinity.”!

14. The Examiner finds that the street +$):.,E and utilities in the Horn Rapids community have 
been installed, created or designed to meet city standards, with capacity and available 
connections or extensions to provide for the future needs of other undeveloped properties in 
the general vicinity, specifically including the property at issue in this matter.  (Staff Report; 
Site visit; Previous SEPA reviews and Traffic Analysis for the Horn Rapids Master Planned 
Community).!

NR=! ;.77$+)*!'72#8'+6!)&1)!)&$!+$:!-$/$#.27$+)!:'##!,$*5#)!'+!),133'0!)&1)!'*!5+100$2)1(#$!).!
*.7$! 1,$1! ,$*'-$+)*4! )&1)! ')! 0.5#-! 015*$! 0.+6$*)'.+! +$1,! 1+! $%'*)'+6! *:'77'+6! 2..#! .,!
21,E'+6! #.)! 1+-! )&$! #'E$4! :$,$! 1##! .33$,$-! :')&.5)! 1+8! $+6'+$$,'+6! .,! D$/$#! .3! >$,/'0$!
*)1+-1,-! ).! *522.,)! *50&! 0#1'7*=! ! >2$05#1)'/$! 1+-! 5+*522.,)$-! 2$,*.+1#! .2'+'.+*! 3,.7!
+$'6&(.,'+6!2,.2$,)8!.:+$,*!01++.)!*$,/$!1*!1!(1*'*!).!-$+8!)&$!2$+-'+6!122#'01)'.+4!:&'0&!
0.+3.,7*!).!0')8O1**'6+$-!-$+*')8!1+-!#1+-!5*$!6.1#*!3.5+-!'+!)&$!;.72,$&$+*'/$!H#1+!1+-!
-$/$#.27$+)!*)1+-1,-*!3.,!)&$!*')$=!

N]=! C&$! 2$+-'+6! HI9! 122#'01)'.+! 31##*! ($#.:! )&$! -$+*')8! )&1)! 0.5#-! ($! 10&'$/$-! 5+-$,! )&$!
7$-'57! -$+*')8! .2)'.+*! 1**'6+$-! ).! )&$! 2,.2$,)8! '+! )&$! ;')8<*! ;.72,$&$+*'/$! H#1+=!!!!!
a$+$,1#!0.77$+)*!,$`5$*)'+6!1!*$21,1)$!$+/',.+7$+)1#!'7210)!*)1)$7$+)!3.,!)&$!2,._$0)!:$,$!
+.)!*522.,)$-!(8!1+8!$/'-$+0$!)&1)!:.5#-!'+/1#'-1)$!)&$!5+,$(5))$-!$+/',.+7$+)1#!1+-!),133'0!
*)5-'$*!5*$-!).!6$+$,1)$!)&$!@.,+!?12'-*!71*)$,!2#1+!122,./1#=!!T890!PL.1#$05!2.;0'!*HH#+#.,!
$*2#+0!*H! 290!P$6#5*$10$2.,! ]14.+2!J2.2010$2(!3%%0$%-1(!.$%!'-44*52#$&! 25.HH#+!'2-%#0'(!



!
!

!
"#$%#$&'(!)*$+,-'#*$'!.$%!/0+*110$%.2#*$!2*!3445*60!!
7890!:#$;'!.2!<*5$!/.4#%'=!>50,#1#$.5?!>,.$$0%!@$#2!A060,*410$2(!!
"#,0!B*C!>@ADEDFGFEF!
>.&0!V!*H!FI!
!

&0$05.20%! #$! +*$$0+2#*$! M#29! 290! <*5$! /.4#%'! U.'205! >,.$$0%! )*11-$#2?(! #$+,-%#$&!
M#29*-2!,#1#2.2#*$!290!P]J!3%%0$%-1!#$+,-%0%!.'!4.52!*H!290!50+0$2!>50,#1#$.5?!>,.2!*H!̂ -.#,!
/#%&0!]](!>9.'0'!FGO!.44,#+.2#*$(!"#,0!B*C!JDEDFGFEI(!M9#+9!#'!.,'*!#$+,-%0%!#$!290!<*5$!
/.4#%'!+*11-$#2?WC!!!

NY=! "+!Ai>!:.5#-!($!122,.2,'1)$!'3!1+!122#'01+)!*.56&)!).!-$/$#.2!1!2,.2$,)8!'+!1!71++$,!)&1)!
$%0$$-*! )&$! 1**'6+$-! -$+*')8! 5+-$,! 122#'01(#$! d.+'+6! *)1+-1,-*! .,! ,$`5$*)$-! ).! 5*$! )&$!
2,.2$,)8!3.,!*.7$!25,2.*$!.)&$,!)&1+!,$*'-$+)'1#!5*$*4!#'E$!,$)1'#4!.33'0$!.,!.)&$,!10)'/')'$*!
)&1)!7'6&)!6$+$,1)$!),133'0!0.5+)*!'+!$%0$**!.3!)&.*$!1+)'0'21)$-!3.,!*'+6#$!317'#8!,$*'-$+)'1#!
-$+*')'$*!1+-!5*$*=!!C&1)!'*!+.)!)&$!01*$!&$,$4!*.!)&$!2,.2.*$-!HI9!*1)'*3'$*!0')8!1+-!*)1)$!
),1+*2.,)1)'.+!0.+05,,$+08!,$`5',$7$+)*=!!!

NX=! C&$!?5#$*!.3!H,.0$-5,$!3.,!)&$!?'0&#1+-!@$1,'+6!A%17'+$,!$%2#1'+!)&1)!)&$!A%17'+$,!'*!+.)!
).! ($! 0.+0$,+$-! :')&! )&$! 2.25#1,')8! .3! 1! 71))$,! 2,$*$+)$-! (5)! :&$)&$,! ')! 7$$)*! )&$!
,$`5',$7$+)*! .3! )&$! 122#'01(#$! 0.-$4! 2.#'08! .,! ,$65#1)'.+=! C&$! $%17'+$,l*! -$0'*'.+! .,!
,$0.77$+-1)'.+! 75*)! ($! (1*$-! .+! )&$! ,$0.,-! .3! )&$! 2,.0$$-'+6*! ($3.,$! )&$! $%17'+$,=!!
T/#+9,.$%!<0.5#$&!PL.1#$05!/-,0'!*H!>5*+0%-50(!]$25*%-+2#*$(!.2!4.&0!DWC!!i+!)&'*!71))$,4!
)&$!./$,:&$#7'+6!71_.,')8!.3!:,'))$+!25(#'0!0.77$+)*!*522.,)!)&$!2,.2.*$-!HI94!:&$,$1*!
)&$!71_.,')8!.3!25(#'0!0.77$+)*!'+!)&$!25(#'0!&$1,'+6!')*$#3!`5$*)'.+$-4!.22.*$-4!.,!*.56&)!
*5(*)1+)'1#!7.-'3'01)'.+*! ).! )&$! 2,._$0)=! ! i+! )&$! $+-4! )&$! 310)*! 1+-! #1:! 122#'01(#$! ).! )&'*!
122#'01)'.+!*522.,)!')*!122,./1#4!*5(_$0)!).!0.+-')'.+*!,$0.77$+-$-!(8!*)133=!!!

N\=! ! C&$! 122#'01+)! 0.72#$)$-! 1+-! *5(7'))$-! 1! >AH"! A+/',.+7$+)1#! ;&$0E#'*)! 1*! 21,)! .3! ')*!
122#'01)'.+!71)$,'1#*4!1!0.28!.3!:&'0&!'*!'+0#5-$-!):'0$!'+!)&$!,$0.,-!1*!21,)!.3!PL9#K#2'!F!
.$%!SC!TJP>3!)90+;,#'2!.440.5'!K0&#$$#$&!*$!4.&0!OV!.$%!4.&0!DVZ!*H!290!C4%H!H#,0WC!!"3)$,!
,$/'$:'+6! )&$! 0&$0E#'*)! 1+-! .)&$,! 122#'01)'.+! 71)$,'1#*4! )&$! ;')8<*! >AH"! ?$*2.+*'(#$!
V33'0'1#!'**5$-!1!9$)$,7'+1)'.+!.3!K.+O>'6+'3'01+0$!Q9K>S!3.,!)&$!2,._$0)!.+!.,!1(.5)!P18!
Z4!LMLN4!1!0.28!.3!:&'0&!'*!'+0#5-$-!'+!)&$!,$0.,-!1*!PL9#K#2!SC!!TPLC!S(!*$!4.&0!DV\!*H!290!
C4%H!H#,0WC!!

LM=! >$/$,1#!.22.*')'.+!0.77$+)*!6$+$,1##8!1##$6$-!)&1)!1!71+O71-$!2.+-!*&.5#-!($!/'$:$-!1*!
1!:$)#1+-4!)&1)!$%'*)'+6!6.#3!0.5,*$!/'$:*!3.,!*.7$!;,.**:1)$,!D..2!&.7$.:+$,*!*&.5#-!($!
2,.)$0)$-4!1+-!)&1)!.)&$,!2,._$0)!-$)1'#*!+$0$**')1)$!35,)&$,!$+/',.+7$+)1#!,$/'$:=!!K.+$!.3!
)&$*$!0.+0$,+*!:$,$!*522.,)$-!(8!1!2,$2.+-$,1+0$!.3!$/'-$+0$!.,!#$61#!15)&.,')8!).!*&.:!
)&1)!)&$!2,._$0)!:'##!,$*5#)!'+!2,.(1(#$4!*'6+'3'01+)!$+/',.+7$+)1#!'7210)*=!!C&5*4!)&$!9K>!
*)1+-*!5+,$(5))$-!3.,!25,2.*$*!.3!'**5'+6!)&'*!,$0.77$+-1)'.+=!!

LN=! ^&'#$!)&$!0')8<*!0.-$!-.$*!+.)!2,./'-$!3.,!122$1#*!.3!>AH"!)&,$*&.#-!-$)$,7'+1)'.+*!).!)&$!
;')8<*!@$1,'+6!A%17'+$,4!1*!'*!)&$!01*$!'+!71+8!^1*&'+6).+!_5,'*-'0)'.+*4!)&$!*)1+-1,-*!3.,!
&.:!1+-!:&$+!1!^1*&'+6).+!0.5,)!:.5#-!./$,)5,+!1!>AH"!)&,$*&.#-!-$)$,7'+1)'.+4!*50&!1*!
)&$!9K>!'**5$-!3.,!)&'*!2,.2.*1#4!1,$!:.,)&8!.3!0.+*'-$,1)'.+=!!C.!*500$**35##8!./$,)5,+!1!
>AH"! 9K>4! 1! 0&1##$+6$,! 75*)! 2,$*$+)! 10)51#! $/'-$+0$! .3! 2,.(1(#$! *'6+'3'01+)! 1-/$,*$!
'7210)*!.3!)&$!H,._$0)=!X*091!6C!)#2?!*H!_.$+*-6054!NNN!^+="22=!YNN4!YNXOYN\4![Y!H=Z-!
NZY! QLMMLS=! ! "! m0#$1,#8! $,,.+$.5*m! *)1+-1,-! 122#'$*! :&$+! ,$/'$:'+6! >AH"! )&,$*&.#-!
-$)$,7'+1)'.+*!71-$!(8!#.01#!1+-!*)1)$!6./$,+7$+)1#!$+)')'$*4!*50&!1*!)&$!9K>!'**5$-!3.,!



!
!

!
"#$%#$&'(!)*$+,-'#*$'!.$%!/0+*110$%.2#*$!2*!3445*60!!
7890!:#$;'!.2!<*5$!/.4#%'=!>50,#1#$.5?!>,.$$0%!@$#2!A060,*410$2(!!
"#,0!B*C!>@ADEDFGFEF!
>.&0!FE!*H!FI!
!

)&'*!2,._$0)=!!`#$&!)2?C!6C!Q.'9#$&2*$!J2.20!X*-$%.5?!/06#0M!X%C!H*5!`#$&!)2?C(!NLL!^+=!L-!
][X4!]]N4!X]M!H=L-!NML[!QN\\ZS=!"!0&1##$+6$-!9K>!718!($!,$/$,*$-!'34!1#)&.56&!)&$,$!'*!
$/'-$+0$!).!*522.,)!')4!)&$!,$/'$:'+6!15)&.,')8!'*!#$3)!:')&!)&$!-$3'+')$!1+-!3',7!0.+/'0)'.+!
)&1)!1!7'*)1E$!&1*!($$+!0.77'))$-=!J00!B*5M.?!<#,,!>50'C!a!>5*2C!3''!b$!6C!`#$&!)*-$2?!
)*-$+#,(! XY! ^+=L-! L]Y4! LY[4! RRL! H=L-! ]Y[! QN\Y]S=! i+! ,$/'$:'+6! 1! >AH"! )&,$*&.#-!
-$)$,7'+1)'.+4!1! ,$/'$:'+6!15)&.,')8!75*)! 3',*)!-$)$,7'+$!:&$)&$,!m$+/',.+7$+)1#! 310).,*!
:$,$! 0.+*'-$,$-! '+! 1! 71++$,! *533'0'$+)! ).! 17.5+)! ).! 2,'71! 310'$! 0.72#'1+0$! :')&! )&$!
2,.0$-5,1#!,$`5',$7$+)*!.3!>AH"=m!J#',0?!6C!J.$!c-.$!)*-$2?(!X\!^+=L-!YX4!X[4!R]\!H=L-!
YNL!QN\YYS!Q`5.)'+6!c-.$#2.!X.?!_.,,0?!)*1C!6C!̀ #5;,.$%(!\!̂ +=!"22=!R\4!YZ4!RNM!H=L-!NN[M 
QN\YZSS=!

LL=! H,.0$-5,1#! -$)$,7'+1)'.+*! (8! )&$! ;')8<*! >AH"! ,$*2.+*'(#$! .33'0'1#4! #'E$! )&$! >AH"! 9K>!
)&,$*&.#-!-$)$,7'+1)'.+!71-$!3.,!)&'*!2,.2.*1#4!*&1##!($!$+)')#$-!).!*5(*)1+)'1#!:$'6&)!'+!1+8!
*5(*$`5$+)!2,.0$$-'+6*=! !>50&!-$3$,$+0$! '*!71+-1)$-!(8!^1*&'+6).+!01*$#1:4! '+0#5-'+6!
3$%05'*$! 6C! >#05+0!)*-$2?(!X]!^+=!"22=! L\M! QN\\YS! Q&.#-'+6! )&1)! *5(*)1+)'1#!:$'6&)! '*!
100.,-$-! ).! 16$+08! )&,$*&.#-! -$)$,7'+1)'.+*S4! 1+-! '*! ,$`5',$-! (8! Q3)! FV\GFFG
IZETOWT.WT6###WT73&0$+#0'! '9.,,! 45*6#%0! 29.2! 45*+0%-5.,! %02051#$.2#*$'! 1.%0! K?! 290!
50'4*$'#K,0!*HH#+#.,!'9.,,!K0!0$2#2,0%!2*!'-K'2.$2#.,!M0#&92C=W4!:&'0&!2,./'*'.+!'*!1-.2)$-!(8!
,$3$,$+0$!1*!21,)!.3!)&$!;')8<*!75+'0'21#!0.-$=!T/U)!DDCEVCDEEWC!

Views across a neighboring property are not protected by city codes or Washington 
caselaw. 

LZ=! >$/$,1#!#.01#!,$*'-$+)*!,1'*$-!6$+$,1#!/'$:!#.**!0.+0$,+*4!#'E$!/'$:*!10,.**!)&$!7.*)#8!/101+)!
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2,$*$+0$!.3!+$:!).:+&.7$*4!+$:!,.1-!*5,310$*!).!100$**!*50&!&.7$*4!)&$!#.**!.3!1!71+O
71-$!2.+-4!1+-!6$+$,1#!3$$#'+6*!1(.5)!1!#.**!.3!1-_10$+)!.2$+!*210$=!!C&$*$!0.+0$,+*!-.!+.)!
*$,/$!1*!1!(1*'*!).!,$_$0)!)&$!2,.2.*1#=!i+!310)4!$/'-$+0$!'+!)&$!,$0.,-!3',7#8!-$7.+*),1)$*!
&.:!1##$6$-!1$*)&$)'0!1+-!/'$:!'7210)*!:$,$!0.+*'-$,$-!1+-!'+0#5-$-!1*!21,)!.3!)&$!-$*'6+!
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).50&!52.+!$%'*)'+6!*'+6#$!317'#8!#.)*4!1+-!1*!,$`5',$-!(8!0')8!0.-$*4!1!3$+0$!:'##!($!'+*)1##$-!
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+$'6&(.,*! :'##! ($! 1(#$! ).! *$$! 0&1+6$*! '+! )&$',! /'$:*! .+).! )&$! 6.#3! 0.5,*$4! +.+$! :'##! ($!
*'6+'3'01+)4!#1,6$#8!($015*$!)&$!$+)',$!2,._$0)!&1*!($$+!-$*'6+$-!).!0.72#8!:')&!122#'01(#$!
(5#E! 1+-! *01#$! *)1+-1,-*! 3.5+-! '+! 0')8! 0.-$*=! C&$! 2,._$0)! .22.+$+)*! 01++.)! -'*25)$! )&1)!
?'0&#1+-! 0')8! 0.-$*! -.!+.)! 2,./'-$! 2,.)$0)'.+! 3.,! 6$+$,1#! /'$:*! 3,.7!.+$!2,.2$,)8! .+).!
1+.)&$,=!;.77$+)*!.22.*'+6!)&$!2,._$0)!.,!*$$E'+6!71_.,!7.-'3'01)'.+*!(1*$-!.+!2$,*.+1#!
/'$:!0.+*'-$,1)'.+*!:$,$!+.)!*533'0'$+)#8!*522.,)$-!1+-!*&.5#-!($!,$_$0)$-=!

L[=! i+!^1*&'+6).+4!1!2$,*.+!&1*!+.!2,.2$,)8!,'6&)!'+!)&$!/'$:!10,.**!)&$',!+$'6&(.,l*!#1+-=!"!
0.+*)')5)'.+1##8!2,.)$0)$-!2,.2$,)8!'+)$,$*)!$%'*)*!:&$+!1!2#1'+)'33!-$7.+*),1)$*!)&1)!&$!.,!
*&$!2.**$**$*!1!B#$6')'71)$!0#1'7!.3!$+)')#$7$+)F!5+-$,!)&$!#1:=!X%C!*H!/0&0$2'!*H!J2.20!)*,,'C!
6C!/*294![MX!I=>=!R][4!RYY4!\L!>=!;)=!LYMN4!ZZ!D=!A-=!L-!R[X!QN\YLS=!@$,$4! )&$!?'0&#1+-!
P5+'0'21#! ;.-$! -.$*! +.)! 6,1+)! 1-_.'+'+6! 2,.2$,)8! .:+$,*! 1! 0#1'7! .3! $+)')#$7$+)! '+! )&$!
2,.)$0)'.+!.3!)&$',!/'$:*T!)&$!0.-$!-.$*!+.)!,$`5',$!)&$!0')8!).!-$+8!1!2$,7')!.,!.)&$,!2,._$0)!
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122#'01)'.+! )&1)! 7'6&)! '721',! 2,'/1)$! /'$:*! .3! #1+-*! ($8.+-! 1! #1+-.:+$,<*! 2,.2$,)8!
(.5+-1,'$*=!C&5*4!1+8!2.)$+)'1#!0.+*)')5)'.+1#!-5$!2,.0$**!0#1'7*!1##$6'+6!/'$:!#.**!*&.5#-!
31'#=!!!!!

LR=! C&$! 0,')$,'1! 3.,! 122,./1#! .3! 1! HI9! -.$*! +.)! '+0#5-$! 1+1#8*'*! .3! /'$:*! .3! )&$! 2,.2.*$-!
-$/$#.27$+)! 3,.7! 1-_10$+)! 2,.2$,)'$*4! +.,! -.! ;')8! ,$65#1)'.+*! 2,.)$0)! )&$! /'$:*! 3,.7!
1-_10$+)!2,.2$,)'$*!.)&$,! )&1+!1+8!/'$:!2,.)$0)'.+! )&1)!718! ,$*5#)! 3,.7!0.72#'1+0$!:')&!
122#'01(#$!(5'#-'+6!&$'6&)!#'7')*4!*$)(10E!,$`5',$7$+)*4!1+-!.)&$,!(5#E!1+-!-$+*')8!*)1+-1,-*!
3.,!)&$!2,.2$,)8=!!P.,$!*'6+'3'01+)#84!)&$!2,.2.*$-!HI9!&1*!($$+!-$*'6+$-!'+!35##!0.72#'1+0$!
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L]=! ^1*&'+6).+!01*$!#1:!'*!/$,8!0#$1,!)&1)!)&$,$!'*!+.!/'$:!2,.)$0)'.+!'+!0.77.+!#1:T!+.,!1,$!
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3.,! ,.1-*! 1+-! )5,+1,.5+-! 25,2.*$*! :'##! ($! 0#.*$,! )&1+! )&$8! 2,$3$,4! 1+-! )&1)! )&$! +$:!
-$/$#.27$+)!:'##!*.7$&.:!'+)$,3$,$!:')&!)&$',!2,$3$,,$-!1$*)&$)'0!1+-!2,$/'.5*!/'$:*!.5)!
'+).! 1!7.*)#8! /101+)! 1+-! 5+-$/$#.2$-! *')$! 1+-! )&$+! .+).! )&$! 1-_10$+)! 6.#3! 0.5,*$! ')*$#3=!!!
^&'#$!+.)!1!2$,3$0)!0.721,'*.+4!)&$!^1*&'+6).+!>52,$7$!;.5,)!-$0'*'.+!'+!A-5,.$%!6C!J.$!
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,$_$0)$-!95,#1+-<*!1,657$+)*4!($015*$!)&$!#.01#!0.-$*!-'-!+.)!0.+)1'+!71+-1).,8!#1+6516$!
,$`5','+6!)&$!_5,'*-'0)'.+!).!0.+*'-$,!+$'6&(.,*l!/'$:*!.3!)&$!:1)$,!($3.,$!'**5'+6!(5'#-'+6!
2$,7')*!3.,!61,16$!0.+*),50)'.+!.+!+$1,(8!2,.2$,)'$*=!!>'7'#1,#84!)&$!+$'6&(.,*!'+!)&'*!71))$,!
-',$0)$-!1))$+)'.+!).!+.!0')8!0.-$!2,./'*'.+*!)&1)!:.5#-!$**$+)'1##8!*$,/$!1*!1!(1*'*!).!0.+*'-$,!
)&$',!2,$3$,,$-!1$*)&$)'0!3.,!*),50)5,$*!.,!-$/$#.27$+)*!)&1)!01+!($!/'$:$-!3,.7!)&$',!&.5*$=!!!

-(?8=":2+&2C/2&=/:D=/9"&.):9&+C)809&@"&.("+"(#"9&)(&.()2"*2"9&/+&/&("?80/2"9&%"20/:96&

LX=! C&$,$!'*!+.!0,$-'(#$!-'*25)$!)&1)!)&$!2.+-!#.01)$-!.+!1!2.,)'.+!.3!#1+-!1-_10$+)!).!#.)*!1#.+6!
;,.**:1)$,! D..2! '*! 71+O71-$! 1+-! 3$-! :')&! :1)$,! 3,.7! 61,-$+! &.*$*! )&1)! .,'6'+1)$! .+!
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2,.2$,)8=!!!

ZM=! C&$!;')8<*!-$3'+')'.+!.3!B:$)#1+-F!7',,.,*!)&$!*)1)$!:$)#1+-!-$3'+')'.+4!1+-!,$1-*!1*!3.##.:*W!!!
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6$+$,1##8!'+0#5-$!*:172*4!71,*&$*4!(.6*4!1+-!*'7'#1,!1,$1*=!^$)#1+-*!-.!+.)!'+0#5-$!)&.*$!1,)'3'0'1#!
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ZN=! b1*$-!.+!5+,$(5))$-!$/'-$+0$!'+!)&$!,$0.,-4!)&$!@$1,'+6!A%17'+$,!3'+-*!1+-!0.+0#5-$*!)&1)!
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ZZ=! i+!LMLM4!)&$!?'0&#1+-!;')8!")).,+$8!3.5+-!)&1)!)&$!,$*),'0)'/$!0./$+1+)!'*!5+$+3.,0$1(#$4!
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6C!"-,2*$4!ZM!^+=!"22=!NYZ4!NY]OYY4!]ZL!H=L-!\LM4!506#0M!%0$#0%(!\]!^+=L-!NMNY!QN\XNSS=!!
i+!)&'*!'+*)1+0$4!+.)!.+#8!'*!)&$!#$61#!-$*0,'2)'.+!'+0.72#$)$4!')!'*!$+)',$#8!1(*$+)!17.+6!)&$!
212$,*!,$0.,-$-!:')&!)&$!;.5+)8=!

ZX=! >$/$,1#!25(#'0!0.77$+)*!1##$6$!)&1)!)&$!;./$+1+)!*&.5#-!($!$+3.,0$-!(1*$-!.+!1##$61)'.+*!
)&1)!1+!B$`5')1(#$!*$,/')5-$F!*&.5#-!122#8!).!)&$!122#'01+)<*!2,.2$,)84!*.!#'7')1)'.+*!*&.5#-!
($!122#'$-! ).! )&$!HI9!*')$! ).!2,.&'(')! ,$*'-$+)'1#!-$/$#.27$+)4!.,! ).! ,$`5',$!*'6+'3'01+)!
7.-'3'01)'.+*! )&1)! *1)'*38! 1$*)&$)'0! 2,$3$,$+0$*! .3! +$'6&(.,*4! $*2$0'1##8! )&.*$! 1**$,)'+6!
/'$:!2,.)$0)'.+!1+-!2.+-!2,$*$,/1)'.+!1,657$+)*=!!@.:$/$,4!#1+6516$!'+!)&$!)$%)!.3!)&$!
;./$+1+)!')*$#3!$*)1(#'*&$*!)&1)!*50&!1,657$+)*!1,$!:')&.5)!7$,')!1+-!75*)!($!,$_$0)$-=!

Z\=! D1+6516$! '+! )&$! '+/1#'-! 0./$+1+)! *$,/$*! 1*! 1! #$61#! (1,,'$,! ).! 1+8! 0#1'7*! )&1)!7'6&)! ($!
1**$,)$-! (8! )&',-O21,)8! ($+$3'0'1,'$*4! #'E$! +$'6&(.,'+6! 2,.2$,)8! .:+$,*!:&.!718! 1**$,)!
0#1'7*!3.,!,$#'$34!'+0#5-'+6!:')&.5)!#'7')1)'.+!1+8!#1:*5')!*$$E'+6!).!'72.*$!1+!$`5')1(#$!
*$,/')5-$!.+!)&$!6.#3!0.5,*$!2,.2$,)8!.:+$,*=!!J.,!$%172#$4!*$0)'.+*!Z!1+-!R!.3!)&$!0./$+1+)!
71E$!')!0,8*)1#!0#$1,!)&1)!)&$!;')8!&.#-*!)&$!,'6&)!).!$+3.,0$!)&$!-$0#1,1)'.+4!1+-!)&1)!)&$!
'+*),57$+)! B'9.,,! $*2! K0! #$20545020%!*5! +*$'25-0%! #$! .$?!M.?! 2*! +50.20! .$?! 29#5%G4.52?!
K0$0H#+#.5?!5#&92'!#$!.$?!405'*$!$*2!.!4.52?!90502*=F!!C&$*$!2.,)'.+*!.3!)&$!0./$+1+)!1,$!
,$25(#'*&$-!($#.:W!

!

3. Enforcement. The City shall have the righttoenforcebyany proceedings3. Enforcement. The City shall have the righttoenforcebyany proceedings3. Enforcement. The City shall have the righttoenforcebyany proceedings3. Enforcement. The City shall have the righttoenforcebyany proceedings3. Enforcement. The City shall have the righttoenforcebyany proceedings3. Enforcement. The City shall have the righttoenforcebyany proceedings3. Enforcement. The City shall have the righttoenforcebyany proceedings3. Enforcement. The City shall have the righttoenforcebyany proceedings3. Enforcement. The City shall have the righttoenforcebyany proceedings3. Enforcement. The City shall have the righttoenforcebyany proceedings3. Enforcement. The City shall have the righttoenforcebyany proceedings3. Enforcement. The City shall have the righttoenforcebyany proceedings3. Enforcement. The City shall have the righttoenforcebyany proceedings
at law or in equity all rights, duties, obligations, and covenantsow or hereafterat law or in equity all rights, duties, obligations, and covenantsow or hereafterat law or in equity all rights, duties, obligations, and covenantsow or hereafterat law or in equity all rights, duties, obligations, and covenantsow or hereafterat law or in equity all rights, duties, obligations, and covenantsow or hereafterat law or in equity all rights, duties, obligations, and covenantsow or hereafterat law or in equity all rights, duties, obligations, and covenantsow or hereafterat law or in equity all rights, duties, obligations, and covenantsow or hereafterat law or in equity all rights, duties, obligations, and covenantsow or hereafterat law or in equity all rights, duties, obligations, and covenantsow or hereafterat law or in equity all rights, duties, obligations, and covenantsow or hereafterat law or in equity all rights, duties, obligations, and covenantsow or hereafterat law or in equity all rights, duties, obligations, and covenantsow or hereafterat law or in equity all rights, duties, obligations, and covenantsow or hereafter
imposed by this Declaration. Failure to enfor right, duty, obligation, or covenantimposed by this Declaration. Failure to enfor right, duty, obligation, or covenantimposed by this Declaration. Failure to enfor right, duty, obligation, or covenantimposed by this Declaration. Failure to enfor right, duty, obligation, or covenantimposed by this Declaration. Failure to enfor right, duty, obligation, or covenantimposed by this Declaration. Failure to enfor right, duty, obligation, or covenantimposed by this Declaration. Failure to enfor right, duty, obligation, or covenantimposed by this Declaration. Failure to enfor right, duty, obligation, or covenantimposed by this Declaration. Failure to enfor right, duty, obligation, or covenantimposed by this Declaration. Failure to enfor right, duty, obligation, or covenantimposed by this Declaration. Failure to enfor right, duty, obligation, or covenantimposed by this Declaration. Failure to enfor right, duty, obligation, or covenant
herein contained shall not be deemed a waiver ot ight to do so thereafter.herein contained shall not be deemed a waiver ot ight to do so thereafter.herein contained shall not be deemed a waiver ot ight to do so thereafter.herein contained shall not be deemed a waiver ot ight to do so thereafter.herein contained shall not be deemed a waiver ot ight to do so thereafter.herein contained shall not be deemed a waiver ot ight to do so thereafter.herein contained shall not be deemed a waiver ot ight to do so thereafter.herein contained shall not be deemed a waiver ot ight to do so thereafter.herein contained shall not be deemed a waiver ot ight to do so thereafter.herein contained shall not be deemed a waiver ot ight to do so thereafter.herein contained shall not be deemed a waiver ot ight to do so thereafter.herein contained shall not be deemed a waiver ot ight to do so thereafter.herein contained shall not be deemed a waiver ot ight to do so thereafter.herein contained shall not be deemed a waiver ot ight to do so thereafter.
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[M=! The Staff Report, testimony at the public hearing, and written materials included in the 
Record, all establish that the proposed application, as conditioned, satisfies all applicable 
PUD approval criteria.  !

[N=! 9$+'1#!.3!)&$!2$+-'+6!122#'01)'.+!:.5#-!,5+!0.5+)$,!).!0')8!0.72,$&$+*'/$!2#1+!2,./'*'.+*4!
d.+'+6!,$65#1)'.+*4!1+-!,$#$/1+)!-$/$#.27$+)!*)1+-1,-*!'+!$33$0)!1)! )&$!)'7$!1!0.72#$)$!
122#'01)'.+! 3.,! )&$! 2,.2.*$-! HI9! :1*! *5(7'))$-=  Zoning, density, environmental, 
transportation concurrency and other requirements needed for approval have all been 
satisfied as discussed herein.!

Compliance with city development regulations achieves consistency with the 
Comprehensive Plan 

42. RMC 23.04.020 explains that: “The general purpose of this title [Title 23, the City’s Zoning 
Regulations, including PUD provisions found in RMC 23.50] is to protect and promote 
public health, safety, morals, and general welfare through a well considered plan for the use 
of land” and that “It implements the comprehensive plan for the city of Richland adopted by 
Ordinance 26-97, passed October 6, 1997. It classifies land within the city into various land 
use zones each with appropriate zone designations and within each zone this title limits the 
use of land and limits the height, size, use and location of buildings and structures, and 
requires space for off-street parking. The economic stability of land use areas and 
conservation of building values are promoted and protected thereby.”  Further, “Its 
provisions are designed to provide adequate light, air and access, to secure safety from fire 
and other dangers and to avoid excessive concentration of population in order to lessen 
traffic congestion, and to facilitate adequate provisions for transportation, water, sewerage, 
schools, parks and other public requirements.” (emphasis added). 

43.! C&$!$33$0)!.3!)&'*!2,./'*'.+!(.'#*!-.:+!).!)&'*W!!0.72#'1+0$!:')&!)&$!;')8<*!;.72,$&$+*'/$!
H#1+!01+!($!$*)1(#'*&$-4!.,!1)!#$1*)!21,)'1##8!$*)1(#'*&$-4!)&,.56&!0.72#'1+0$!:')&!)&$!0')8<*!
d.+'+6! ,$65#1)'.+*4! :&'0&! '+0#5-$! HI9! 2,./'*'.+*4! 3.5+-! '+! C')#$! LZ! .3! )&$! ?'0&#1+-!
P5+'0'21#!;.-$=!!i+!)&'*!71))$,4!*5(*)1+)'1#!$/'-$+0$!'+!)&$!,$0.,-!$*)1(#'*&$*!0.72#'1+0$!
(8!)&$!2,.2.*$-!HI9!Q1*!0.+-')'.+$-!&$,$'+S!:')&!)&$!0')8<*!-$/$#.27$+)!,$65#1)'.+*!)&1)!
1,$! 122#'01(#$! ).! )&'*! 2,._$0)4! )&5*! '72#$7$+)'+6! 1+-! 0.72#8'+6! :')&! )&$! ;')8<*!
;.72,$&$+*'/$!H#1+=!!QJ00!J2.HH!/04*52(!.,,!"#$%#$&'WC 

44. K.!.+$!2,$*$+)$-!1+8!0,$-'(#$4!2,$2.+-$,1+0$!.3!$/'-$+0$!).!,$(5)!;')8!*)133<*!-$)$,7'+1)'.+!
$%2#1'+$-!'+!)&$!>)133!?$2.,)!)&1)!)&$!2,.2.*$-!HI9!7$$)*!1##!122#'01(#$!122,./1#!0,')$,'1=!! 

5. No Dedication or t; No. third Party Beneficiaries. Nothing in this5. No Dedication or t; No. third Party Beneficiaries. Nothing in this5. No Dedication or t; No. third Party Beneficiaries. Nothing in this5. No Dedication or t; No. third Party Beneficiaries. Nothing in this5. No Dedication or t; No. third Party Beneficiaries. Nothing in this5. No Dedication or t; No. third Party Beneficiaries. Nothing in this5. No Dedication or t; No. third Party Beneficiaries. Nothing in this5. No Dedication or t; No. third Party Beneficiaries. Nothing in this5. No Dedication or t; No. third Party Beneficiaries. Nothing in this5. No Dedication or t; No. third Party Beneficiaries. Nothing in this5. No Dedication or t; No. third Party Beneficiaries. Nothing in this5. No Dedication or t; No. third Party Beneficiaries. Nothing in this
Declaration shall be deemed a {edication) r gift of any portion of the Golf CourseDeclaration shall be deemed a {edication) r gift of any portion of the Golf CourseDeclaration shall be deemed a {edication) r gift of any portion of the Golf CourseDeclaration shall be deemed a {edication) r gift of any portion of the Golf CourseDeclaration shall be deemed a {edication) r gift of any portion of the Golf CourseDeclaration shall be deemed a {edication) r gift of any portion of the Golf CourseDeclaration shall be deemed a {edication) r gift of any portion of the Golf CourseDeclaration shall be deemed a {edication) r gift of any portion of the Golf CourseDeclaration shall be deemed a {edication) r gift of any portion of the Golf CourseDeclaration shall be deemed a {edication) r gift of any portion of the Golf CourseDeclaration shall be deemed a {edication) r gift of any portion of the Golf CourseDeclaration shall be deemed a {edication) r gift of any portion of the Golf CourseDeclaration shall be deemed a {edication) r gift of any portion of the Golf CourseDeclaration shall be deemed a {edication) r gift of any portion of the Golf CourseDeclaration shall be deemed a {edication) r gift of any portion of the Golf Course
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45. C&$!122#'01+)<*!*5(7'))1#*!1+-!)&$!>)133!?$2.,)!$*)1(#'*&!)&1)!*.7$!1*2$0)*!.3!)&$!+$:!HI9!
:'##! 2,./'-$! 1! 25(#'0! ($+$3')4! '+0#5-'+6! :')&.5)! #'7')1)'.+4! +$:! &.5*'+6! '+/$+).,8! 1+-!
.2)'.+*! 35#3'##'+6! )&$! 0')8<*! 6.1#*! 1+-! 2.#'0'$*! *$)! 3.,)&! '+! )&$! ;.72,$&$+*'/$! H#1+4!
0.+*),50)'.+! .3! +$:! ,.1-*4! 2$,'2&$,1#! ),$1)7$+)! 3$1)5,$*! '+0#5-'+6! 1! 3$+0$! 1+-! 1)),10)'/$!
#1+-*012'+6!.+!1!*')$!)&1)!*.7$!-$*0,'($-!1*!1+!$8$*.,$4!1+-!.)&$,!3$1)5,$*!)&1)!:'##!*$,/$!).!
2,.7.)$!&$1#)&!($+$3')*!.3!1!:1#E1(#$4!122,.2,'1)$#8!0.++$0)$-!-$/$#.27$+)!)&1)!$+&1+0$*!
)&$!6$+$,1#!122$1,1+0$!1+-!/'1('#')8!.3!)&$!@.,+!?12'-*!a.#3!;.5,*$!0.775+')8= 

46. C&$!A%17'+$,!)1E$*!.33'0'1#!+.)'0$!.3!2,'.,!-$/$#.27$+)!122,./1#*!'**5$-!'+!)&$!@.,+!?12'-*!
;.775+')8! 1+-! .)&$,! *')$*! '+! 1+! .33'0'1##8! -$*'6+1)$-! BAHkF4! 1*! *522.,)$-! (8! 1!:,'))$+!
0.77$+)! #$))$,! 3,.7! )&$! b$+).+! ;.5+)8! A7$,6$+08! P1+16$7$+)! .33'0$! Q1#*.! E+.:+! 1*!
b;AP4!.,!b;A>S=!!TPLC!N(!M5#220$!+*110$2'(!#$+,-%#$&!+*4?!*H!X)PU!01.#,!+*110$2!2*!
U5C!J2060$'WC! !C&$!$+)',$!1,$1!.3! )&$!@.,+!?12'-*!P1*)$,!H#1++$-!;.775+')8! '*! #.01)$-!
:')&'+!)&$!NM!7'#$!A7$,6$+08!H#1++'+6!k.+$!QAHkS!3.,!)&$!;.#57('1!a$+$,1)'+6!>)1)'.+=!
C&'*!1,$1!'*!-$*'6+1)$-!1*!>$0)'.+!Zb!.3!)&$!A7$,6$+08!H#1++'+6!d.+$4!1+-!1*!*50&!718!($!
*5(_$0)! ).! $/1051)'.+! '+! )&$! $/$+)! )&$,$! '*! 1! ,1-'.#.6'01#! $7$,6$+08! 1)! )&$! ;.#57('1!
a$+$,1)'.+! >)1)'.+4! 1+-! .)&$,! -$/$#.27$+)! ,$`5',$7$+)*! 718! 122#84! '+0#5-'+6! )&.*$!
71+-1)$-! (8! b$+).+! ;.5+)8! A7$,6$+08! P1+16$7$+)! .33'0'1#*=! ! ;5,,$+)#84! )&$! b;A>!
:$(*')$!'+0#5-$*!)&$!3.##.:'+6!7$**16$!,$61,-'+6!,$*'-$+)*!#'/'+6!:')&'+!)&$!AHkW!!78*$0!
3,052!/.%#*'!G!/0'#%0$2'!M#29#$!290!P>e!#$!X0$2*$!)*-$2?!M#29!'40+#.,!$*2#H#+.2#*$!$00%'!
9.60!P105&0$+?!8*$0!3,052!/.%#*'C!890'0!5.%#*'!M*-,%!K0!2-5$0%!*$!.-2*1.2#+.,,?!K?!.!
'#&$.,!25.$'1#220%!f-'2!K0H*50!.$!P3J!10''.&0!#'!K5*.%+.'2C!]H!?*-!9.60!'40+#.,!$*2#H#+.2#*$!
$00%'!.$%!,#60!M#29#$!*$0!*H!290!<.$H*5%!P>e!.$%!%*!$*2!9.60!.!2*$0!.,052!5.%#*!*5!9.60!
d-0'2#*$'! 50&.5%#$&! 290#5! -'0(! +.,,! -'! .2! NEVGIDZGDIEEC=! ! C.! 1**5,$! 0.+*'*)$+08! :')&!
2,$/'.5*! -$/$#.27$+)! 122,./1#*! '**5$-! 3.,! 2,._$0)*! #.01)$-! '+! )&$! NMO7'#$! AHk4! )&$!
9$/$#.27$+)!>$,/'0$*!P1+16$,!*&.5#-!($!$72.:$,$-!).!'+0#5-$!1#1,7*4!*'6+1#*4!*2$1E$,*4!
*2$0'1#! *'6+16$4! .,! .)&$,! +.)'3'01)'.+! -$/'0$*! .,! *),1)$6'$*! 1*! 21,)! .3! )&$! (5'#-'+6! 2$,7')!
,$/'$:! 1+-! 122,./1#! 2,.0$**4! 1##! '+! 0.+*5#)1)'.+! :')&! b$+).+! ;.5+)8! A7$,6$+08!
P1+16$7$+)!.33'0'1#*!).!'-$+)'38!1+-!5)'#'d$!05,,$+)!($*)!2,10)'0$*!1+-!-$/'0$*!1*!122,.2,'1)$=! 

47. A%0$2)!1*!7.-'3'$-!'+!)&'*!?$0.77$+-1)'.+4!1##!J'+-'+6*4!1+-!*)1)$7$+)*!.3!310)!0.+)1'+$-!
'+! )&$!>)133!?$2.,)4! 1,$! '+0.,2.,1)$-!&$,$'+!(8! ,$3$,$+0$!1*!J'+-'+6*!.3! )&$!5+-$,*'6+$-O
&$1,'+6!$%17'+$,=N 

Sufficient evidence demonstrates the proposed project, as conditioned, satisfies approval 
criteria. 

[X=! b1*$-!.+!2,$/'.5*! 3'+-'+6*!1+-!$/'-$+0$! '+0#5-$-! '+! )&$! ,$0.,-4! )&$!A%17'+$,! 3'+-*!1+-!
0.+0#5-$*! )&1)! )&$! 122#'01+)! 7$)! ')*! (5,-$+! ).! 2,.-50$! 1! 2,$2.+-$,1+0$! .3! $/'-$+0$!
-$7.+*),1)'+6!)&1)4!1*!0.+-')'.+$-4!)&$!2,.2.*$-!HI9W!NS!:'##!($!0.721)'(#$!:')&!+$1,(8!
-$/$#.27$+)*!1+-!5*$*T!LS!'+0#5-$*!*533'0'$+)!1+-!122,.2,'1)$!2$,'2&$,1#!),$1)7$+)!3$1)5,$*4!

!
1 For purposes of brevity, only certain Findings from the Department’s Recommendation are highlighted for discussion in this Recommendation, 
and others are summarized, but any mention or omission of particular findings should not be viewed to diminish their full meaning and effect, 
except as modified herein.   
!



!
!

!
"#$%#$&'(!)*$+,-'#*$'!.$%!/0+*110$%.2#*$!2*!3445*60!!
7890!:#$;'!.2!<*5$!/.4#%'=!>50,#1#$.5?!>,.$$0%!@$#2!A060,*410$2(!!
"#,0!B*C!>@ADEDFGFEF!
>.&0!FI!*H!FI!
!

'+0#5-'+6!*5(*)1+)'1#!#1+-*012'+64!3$+0'+64!1+-!1+!./$,1##!2,._$0)!#18.5)4!)&1)!$+*5,$*!2,.2$,!
),1+*')'.+! ($):$$+! )&$! HI9! :')&! ')*! ,$*'-$+)'1#! 5*$*! 1+-! +$1,(8! $%)$,+1#! 5*$*! 1+-!
-$/$#.27$+)*4!)&1)!1,$!7.*)#8!,$*'-$+)'1#T!ZS!)&$!2,.2.*1#!:'##!($!0.+*'*)$+)!:')&!)&$!;')8<*!
;.72,$&$+*'/$!H#1+!1+-!:')&!)&$!25,2.*$!.3!)&$!HI9!-'*),'0)T!1+-![S!)&$!-$/$#.27$+)!01+!
($!0.72#$)$-!:')&'+!1!,$1*.+1(#$!2$,'.-!.3!)'7$!Q'+!310)4!1#7.*)!+.!.+$!-'*25)$-!)&'*!310)S4!
)&5*!*1)'*38'+6!1##!3.5,!122,./1#!0,')$,'1!3.,!1!HI9!3.5+-!'+!?P;!LZ=RM=M[MQbS= 

@#!!$%&$<?)"%&)!%*!<:>#!

1.! b1*$-!.+!)&$!J'+-'+6*!1*!*5771,'d$-!1(./$4!)&$!5+-$,*'6+$-!$%17'+$,!0.+0#5-$*!)&1)!)&$!
2,.2.*$-! HI94! 1*! 0.+-')'.+$-! ($#.:4! 0.+3.,7*! ).! 1##! 122#'01(#$! d.+'+6! 1+-! #1+-! 5*$!
,$`5',$7$+)*!1+-!122,.2,'1)$#8!7')'61)$*!1-/$,*$!$+/',.+7$+)1#! '7210)*=! !I2.+!,$10&'+6!
*50&!3'+-'+6*!1+-!0.+0#5*'.+*!1*!+.)$-!1(./$4! )&$!HI9!7$$)*! )&$!*)1+-1,-*!+$0$**1,8! ).!
.()1'+!122,./1#!(8!)&$!;')8!;.5+0'#= 

2.! C&$!2,.2.*$-!0.+-')'.+*!.3!122,./1#!1*!*$)!3.,)&!'+!)&$!>)133!?$2.,)!1,$!,$1*.+1(#$4!*522.,)$-!
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EXHIBIT B 

 
PROPERTY USE AND DEVELOPMENT AGREEMENT 

 
 THIS AGREEMENT made and entered into this ____ day of ____________, 2021, 

by and between the CITY OF RICHLAND, a Washington municipal corporation and HJBT 

PROPERTIES LLC, a Washington limited liability company (“Petitioner”). 

W-I-T-N-E-S-S-E-T-H: 

 WHEREAS, the City of Richland is currently entertaining an application by 

Petitioner for a change of zone affecting approximately 7.27 acres of Benton County Tax 

Parcel No. 125082000001005 located in the Horn Rapids community on a site generally 

addressed as 2800 Clubhouse Lane, along the eastern boundary of the 18th hole of the 

Horn Rapids Golf Course, south of the existing pro shop and west of River Valley Drive 

(hereinafter the “Property”) and more particularly described in Ordinance No. 29-21.  

 NOW, THEREFORE, it is agreed that if the subject Property is rezoned from 

Agriculture (AG) and Planned Unit Development (PUD) allowing 30 lots for residential 

development to Planned Unit Development (PUD) allowing a 54-unit townhome 

development, Petitioner for itself, and for and on behalf of Petitioner’s heirs, successors 

and assigns (also referred to as the “Applicant” or “Developer”), covenants and agrees 

to build the 54-townhome development in substantial conformity with the site plan 

provided in Exhibit A  attached hereto, as required by RMC 23.50.040(D), subject to the 

following conditions: 

General Conditions: 

1. All final, approved plans for public improvements shall be submitted prior to pre-con 
on a 24” x 36” hardcopy format and also electronically in .dwg format compatible with 
the City’s standard CAD software. Addendums are not allowed, all information shall be 



 
supplied in full size (and electronic) format. Electronic copies of the construction plans 
are required prior to the pre-con meeting along with the multiple sets of paper 
drawings. When construction of the public infrastructure has been substantially 
completed, the applicant shall provide paper and electronic record drawings in 
accordance with the City’s “Record Drawing Requirements”. The electronic record 
drawings shall be submitted in an AutoCAD format compatible with the City’s standard 
CAD software. The final record drawings shall be submitted and approved by the City 
before the final punchlist inspection will be performed. All final punchlist items shall be 
completed or financially guaranteed prior to recording of the final plat. 

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

jurisdictions by Developer and Developer’s engineer. All required comments / 
conditions from all appropriate reviewing jurisdictions (e.g., Benton County, any 
appropriate irrigation districts, other utilities, etc.) shall be incorporated into one 
comprehensive set of drawings and resubmitted (if necessary) for final permit review 
and issuance. Any and all necessary permits that may be required by jurisdictional 
entities outside of the City of Richland shall be the responsibility of Developer to 
obtain.  

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

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

 
4. Public utility infrastructure located on private property will require recording of a City 

standard form easement as required in the Final Platting Requirements section of this 
Agreement. 

 
5. A pre-construction conference will be required prior to the start of any work within 

the public right-of-way or easement. Contact the Public Works Engineering Division 
at 942-7500 to schedule a pre-construction conference. 

 
6. Site plan drawings which involve the construction of public infrastructure shall be 

drawn on a standard 24” x 36” drawing format to a scale which shall not be less than 
1” = 40’. 

 
7. All plan sheets involving construction of public infrastructure shall have the stamp of a 

current Washington State licensed professional engineer. 



 
8. All construction plan sheets shall include the note “CALL 811” or 

http://www.call811.com/  
 
9. A copy of the preliminary plat shall be supplied to the United States Post Office and 

all locations of future mailbox clusters approved prior to final platting. 
 
Design Standards: 
 
10. Public improvement design shall follow the following general format and shall 

conform to the latest edition of Public Works design standards: 
 

a. All materials and workmanship shall be in conformance with the latest revision of 
the City of Richland Standard Specifications and Details, Public Infrastructure 
Design Guidelines and the current edition of the State of Washington Standard 
Specifications for Road, Bridge, and Municipal Construction. Please confirm that 
you have the latest set of standard specifications and details by visiting the City’s 
website. 

b. Any manholes that are installed outside of public right-of-way shall have an 
acceptable 12-foot wide gravel access road (minimum) provided from a public 
street for maintenance vehicles. 

c. 10-feet horizontal spacing shall be maintained between domestic water and 
sanitary sewer mainlines and service lines.  

d. Watermains larger than 8-inches in diameter shall be ductile iron. 

e. Watermains installed outside of the city right-of-way or in very rocky native material 
shall be ductile iron and may need restrained joints.  

f. All watermains outside areas zoned R1 shall be ductile iron. 

g. Fire hydrant location(s) shall be reviewed and approved by the City’s Fire Marshal. 

h. Sewer mains over 15-feet deep shall be constructed out of SDR26 PVC.  

i. Water valves and manholes installed on private property shall be placed so as to 
avoid parked cars whenever feasible. 

j. Where appropriate, all utilities shall be extended to the adjacent property 
(properties) at the time of construction.  

k. The minimum centerline finish grade shall be no less than 0.30% and the 
maximum centerline finish grade shall be no more than 10.0% for local streets. 
12% can be allowed for local streets for short distances.  

l. The minimum centerline radius for local streets shall be 100 feet. 



 
m. Any filling of low areas that may be required within the public right-of-way shall be 

compacted to City standards. 

n. An overall, composite utility plan shall be included in the submitted plan set if the 
project is phased (see Section 11). This comprehensive utility plan benefits all 
departments and maintenance groups involved in the review and inspection of 
the project. 

o. A detailed grading plan shall be included in the submitted plan set. 

p. For public utilities not located within public street rights-of-way, Applicant shall 
provide maintenance access acceptable to the City, and Applicant shall provide an 
exclusive 10-foot wide public utility easement (minimum) to be conveyed to the 
City of Richland. 

q. Final design of the public improvements shall be approved at the time of the City’s 
issuance of a Right-of-Way Construction Permit for the proposed construction. 

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

s. All curb returns at minor intersections shall have a minimum radius of 25 feet. 

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

u. All intersections of streets shall meet horizontal, vertical and intersectional design 
requirements for sight distance (Vision Clearance Triangle).  

v. All driveways for commercial projects or intersections of private roadways shall 
construct City standard commercial driveways. Radius-style driveways are not 
allowed.  

w. The final engineered construction plans shall identify locations for irrigation 
system, street lighting, gas service, power lines, telephone lines, cable television 
lines, street trees and mail boxes. All electrical appurtenances such as 
transformers, vaults, conduit routes, and street lights (including their circuit) need 
to be shown in the plan view. 

x. Construction plans shall reference all City of Richland standard details necessary 
to construct all public improvements which will be owned, operated, and 
maintained by the City or used by the general public.  

y. The contractor shall be responsible for any and all public infrastructure 
construction deficiencies for a period of one year from the date of the letter of 
acceptance by the City of Richland. 



 
11. If the project will be built in phases, Applicant shall submit a master plan for the 

sanitary sewer, domestic water, storm drainage, electrical, street lighting and 
irrigation system for the entire project prior to submitting plans for the first phase to 
assure constructability of the entire project. This includes the location and size of 
any storm retention ponds that may be required to handle runoff. 

 
12. If the City’s Fire Marshal requires a secondary emergency vehicle access, it shall be 

included in the construction plan set and be designed to the following standards: 
 

a. 2-inches compacted gravel, minimum (temporary SEVAs only). 
b. 2% cross-slope, maximum. 
c. 5% slope, maximum. Any access road steeper than 5% shall be paved or be 

approved by the City’s Fire Marshal. 
d. Be 20 feet in width. 
e. Have radii that are accommodating with those needed for City Fire apparatus. 

 
Secondary emergency vehicles accesses (SEVAs) shall be 20 feet wide, as noted. 
Longer secondary accesses can be built 12-foot wide with the approval of the City of 
Richland Fire Marshal; however, turn-outs are required at a spacing acceptable to the 
Richland Fire Department. Temporary SEVAs shall be constructed with 2 inches of 
compacted gravel, at a minimum. Permanent SEVAs shall be paved with 2 inches of 
asphalt over 4 inches of gravel, at a minimum. 

 
Survey Monument Destruction : 

 
13. All permanent survey monuments existing on the project site shall be protected. If 

any monuments are destroyed by the proposed construction, Applicant shall retain 
a professional land surveyor to replace the monuments and file a copy of the record 
survey with the City. 

 
a. No survey monument shall be removed or destroyed (the physical disturbance 

or covering of a monument such that the survey point is no longer visible or 
readily accessible) before a permit is obtained from the Department of Natural 
Resources (DNR). Note: State law provides that “[i]t shall be the responsibility 
of the governmental agency or others performing construction work or other 
activity (including road or street resurfacing projects) to adequately search the 
records and the physical area of the proposed construction work or other 
activity for the purpose of locating and referencing any known or existing survey 
monuments.” RCW 58.09.130. 
 

b. Any person, corporation, association, department, or subdivision of the state, 
county or municipality responsible for an activity that may cause a survey 
monument to be removed or destroyed shall be responsible for ensuring that 
the original survey point is perpetuated. WAC 332-120-030(2). 

 



 
c. Survey monuments are those monuments marking local control points, 

geodetic control points, and land boundary survey corners. WAC 332-120-
030(3). 

 
14. When a monument must be removed during an activity that might disturb or 

destroy it, a licensed Engineer or La nd Surveyor must complete, sign, seal 
and the file a permit with the DNR.   

 
15. It shall be the responsibility of the designing Engineer to identify the affected 

monuments on the project plans and include a construction note directing them to 
the DNR permit. 

 
Traffic & Streets : 
 
16. All streets within this preliminary plat shall be constructed to City standards with 

regards to pavement section and materials. The proposed streets are narrower than 
City standards. As such, on-street parking will be prohibited on all streets narrower 
than 34 feet from face-of-curb to face-of-curb. Street signs indicating restricted 
parking shall be installed at Developer’s expense prior to final platting. The restricted 
parking areas shall be indicated on the construction plans and the final plat. All 
street signage will be installed by Developer prior to final platting. 

 
17. Driveway locations shall meet the requirements of RMC 12.04.070. It appears that 

the driveways for lots 53 and 54 do not comply with this section of code. 
 
18. The guest parking spots proposed as parallel parking stalls behind the sidewalk will 

not be permitted because they create an undesirable conflict between pedestrians 
and vehicles. 

 
19. The off-site modifications to the Clubhouse Lane right-of-way (depicted as “Phase 3” 

on the phasing site plan) will not be permitted as proposed if the area remains as 
public street right-of-way. Right-of-way vacation is a legislative decision of the 
Richland City Council with the process defined in state law.  At this time, the City has 
not received a petition requesting vacation of that portion of Clubhouse Lane. 

 
20. The provided estimate of trips-per-day under SEPA item 14.f is incorrect. Trip 

Generation for Multi-Family units is 7.32 trips per day which is equivalent to 395 trips 
for this development. Considering these units are not close to amenities, they are 
likely to produce higher trips per day per unit, similar to single family residences, 
which would be closer to 510 trips. The City does not believe that these trips will 
cause any street or intersection to compromise the City’s adopted level of service for 
traffic operations. If the City amends the municipal code to include a traffic impact fee 
applicable to this area, this project may be subject to its requirements as a means of 
mitigating the incremental impact of the new trips on the street system. 

 



 
21. A note will be shown on the face of the final plat stating that River Valley Drive is 

classified as a major collector street. Subsequently, no driveways directly accessing 
single family lots will be allowed onto it. 

 
22. Per RMC 12.10.035, sidewalks shall be installed along all street frontages. 

 
23. Developer and Developer’s engineer shall demonstrate on the construction plans 

that all future driveway entrances, sidewalks and pedestrian ramps will meet City 
and ADA requirements.  

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

standards. 
 
25. The vision clearance triangle needs to be shown on all corner lots on both the 

construction plans and the final plat document in accordance with RMC 12.11.020.  
If the intersection is in a curve, it will have to be evaluated per AASHTO guidelines.  
This information may need to be designed by the engineer of record and supplied to 
the surveyor of record for inclusion into the final plat document. 

 
26. All roads shall be constructed to provide for adequate fire truck and solid waste 

collection truck access and turnaround movements. 
 
27. If the project is to be constructed in phases, all dead-end streets longer than 150-

feet that will be continued later must have temporary turnarounds built at the end of 
them. If the temporary turnaround is not located within the final plat, an easement 
with a 50-foot radius will be required. 

 
Domestic Water: 
 
28. It shall be the responsibility of Developer to extend a watermain to this property to 

serve domestic water at the time of plat construction. This watermain shall be sized 
to adequately supply domestic water and fire flows to the proposed development. 

 
29. Developer will be required to demonstrate that all phases are capable of delivering 

adequate fire flows prior to construction plans being accepted for review. This may 
require looping of the watermain from off-site locations, or oversizing of the main 
where needed. Looping of the water system provides redundancy and helps to 
eliminate stagnant water. 

 
30. The fire hydrant layout shall be approved by the City’s Fire Marshal. 
 
31. An irrigation source and distribution system, entirely separate from the City’s 

domestic water system, shall be provided for this development.  
 
 



 
Sanitary Sewer: 
 
32. Developer shall be responsible for extending a sewer main to this property to serve 

sanitary sewer at the time of plat construction. 
 
33. A 10-foot wide exclusive sanitary sewer easement shall be provided for any sewer 

main that is outside of the public right-of-way. Wider easements are required for 
mains that are buried deeper than 10 feet. If any manholes are located outside of the 
public right-of-way, maintenance truck access to said structure may be required.  

 
Storm Water: 
 
34. All construction projects that do not meet the exemption requirements outlined in 

Chapter 16.06 RMC shall comply with the requirements of the Washington State 
Department of Ecology-issued Eastern Washington NPDES Phase II Municipal 
Stormwater Permit. Developer shall be responsible for compliance with the permit 
conditions. All construction activities subject to this title shall be required to comply 
with the standards and requirements set forth in the Stormwater Management 
Manual for Eastern Washington (SWMMEW) and prepare a Stormwater Site Plan. In 
addition, a Stormwater Pollution Prevention Plan (SWPPP) or submission of a 
completed erosivity waiver certification is required at the time of plan submittal. The 
City has adopted revised standards affecting the construction of new stormwater 
facilities in order to comply with conditions of its NPDES General Stormwater Permit 
program. This project, and each phase thereof, shall comply with the requirements 
of the City’s stormwater program in place at the time each phase is engineered. The 
project will require detailed erosion control plans. 

 
35. Privately-owned on-site storm drainage systems shall be designed following the core 

elements defined in the latest editions of the Stormwater Management Manual for 
Eastern Washington, the current Richland municipal codes, the Phase II Municipal 
Stormwater Permit, and the City’s “Public Infrastructure Construction Plan 
Requirements and Design Guidelines.” Calculations shall be stamped by a registered 
professional Civil Engineer. Prior to discharging any storm drainage waters from 
paved surfaces into drainage ditches, groundwater or a public system, an oil/water 
separator must be installed. Applicant’s design shall provide runoff protection to 
downstream property owners. 

 
36. Public storm drainage systems shall have their flow rate and storage capacity 

designed by a professional engineer following the core elements defined in the latest 
editions of the Stormwater Management Manual for Eastern Washington, the current 
Richland municipal codes, the Phase II Municipal Stormwater Permit, and the City’s 
“Public Infrastructure Construction Plan Requirements and Design Guidelines.” The 
storm water calculations shall be stamped by a professional engineer and shall 
include a profile of the storm system showing the hydraulic grade line. The 
calculations should include an accurate delineation of the contributing drainage area 



 
to accurately size the stormwater facilities. Passing the storm water downhill to an 
existing storm system will require an analysis of the downstream storm system to 
determine its capability of accepting the storm water without being overwhelmed.  
Applicant’s design shall provide runoff protection to downstream property owners.  

 
37. If any existing storm drainage or ground water seepage drains onto the proposed 

site, said storm drainage shall be considered an existing condition, and it shall be 
the responsibility of the property developer to design a system to contain or treat and 
release the off-site storm drainage. 

 
38. If there are any natural drainage ways across the proposed pre-plat, the engineered 

construction plans shall address it in accordance with RMC 24.16.170 (“Easements-
watercourses”).  

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

preliminary plat shall not adversely affect neighboring properties.  
 
40. Prior to or concurrent with the submittal of the first phase, Developer shall provide a 

Geotechnical report including the percolation rate of the soils in the area of any 
storm retention ponds. If the project constructs a storm retention pond, then the 
engineer will need to demonstrate that the pond will drain itself within 72 hours after 
the end of a storm event, and not have standing water in it longer than that.  
Engineering solutions are available for retention ponds that do not percolate within 
72 hours. 

 
41. The amount of post-development storm runoff from the proposed site shall be in 

compliance with Chapter 16.06 RMC. 
 
42. Any parcel occupied by a City stormwater basin shall be identified as a separate 

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

 
43. Developer should consider the long-term appearance of the storm basin, particularly 

if it will occupy a prominent location in the development. City storm pond 
maintenance practices consist of semi-annual vegetation trimming and silt and 
debris removal, so if Developer wishes for the pond to be landscaped and visually 
appealing, then a homeowner’s association should be considered for long-term 
landscape maintenance responsibilities. These maintenance responsibilities shall be 
noted on the final plat. Basins designed as detention and evaporative basins need to 
include plantings that will tolerate or thrive in standing water. Planting designs for 
areas not routinely exposed to water shall include plants that will thrive without 
irrigation. At a minimum, the landscaping plan should be consistent with the City’s 
intended maintenance standard as described above. 
 



 
44. Developer shall be responsible for landscaping the storm pond and for its 

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

 
Solid Waste: 
 
45. Due to limited turnaround space, lots located on dead-end streets may have to 

transport their garbage cans to a location acceptable for solid waste pick-up. 
 
Final Platting Requirements: 
 
46. When the construction is substantially complete, a paper set of “record drawings” 

shall be prepared by a licensed surveyor and include all changes and deviations.  
Please reference the Public Works document “Record Drawing Requirements & 
Procedures” for a complete description of the record drawing process. All final 
punchlist items shall be completed or financially guaranteed prior to recording of the 
final plat of the project. 

 
47. Public utility infrastructure located on private property will require recording of a City 

standard form easement prior to acceptance of the infrastructure and release of the 
final plat and a certificate of occupancy. The City requires preparation of the 
easement legal description by Developer two weeks prior to the scheduled date of 
final acceptance. Off-site (“third-party”) easements for City infrastructure are the 
responsibility of Developer to obtain. Once received, the City will prepare the 
easement document and provide it to Developer. Developer shall record the 
easement with the Benton County Auditor and return a recorded original document 
to the City prior to application for final occupancy. 

 
48. Any off-site easements or permits necessary for this project shall be obtained and 

secured by Applicant and supplied to the City at the time of plat construction and 
prior to final plat acceptance by the City.   

 
49. 10-foot wide public utility easements will be required on the final plat along both 

sides of all rights-of-way within the proposed plat. 
 
50. If not already in existence, a 10-foot public utility easement along the River Valley 

Drive frontage shall be provided on the face of the final plat.  
 
51. The vision-clearance triangle needs to be shown on all corner lots on the final plat 

document in accordance with RMC 12.11.020. If the intersection is in a curve, it will 



 
have to be evaluated per AASHTO guidelines. This information may need to be 
designed by the engineer of record and supplied to the surveyor of record for 
inclusion into the final plat document. 
 

52. The final plat shall include notes identifying all common areas, including the private 
streets and tracts, and acknowledging the ownership and maintenance responsibility 
by the homeowners association. If deemed necessary, a note shall be added to the 
face of the final plat that states: “The private roads are for the use and benefit of the 
homeowners that abut said roads, and are to be maintained by said owners. The 
City of Richland accepts no maintenance responsibility for said roads.” And: “The 
private drives within this plat are fire lanes and parking is restricted. The required no-
parking signs shall be installed by the developer where applicable.” 

 
53. Street signs indicating restricted parking areas shall be installed at Developer’s 

expense prior to final platting. The restricted parking areas shall be indicated on the 
final plat.  

 
54. All landscaped areas within the plat that are in the public right-of-way shall be the 

responsibility of the homeowners to maintain. 
 
55. A one-foot “No access/screening easement” will be required along the River Valley 

Drive right-of-way. 
 
56. The intended use and ownership of all tracts within the plat shall be noted on the 

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

segregated per RMC 3.12.095.   
 
Planning Requirements: 
 
58. Phase 3 of the phasing plan showing the off-site improvements shall be removed 

from the phasing plan and shall be considered a stand-alone project requiring 
additional review and permitting by the City. 

 
59. The PUD is designed to conform with R2-S zoning standards. As a result, the R2-S 

zoning standards shall apply for all future development within the proposed PUD.   
 

This Agreement shall be placed of record and the terms and conditions thereof 

shall be a covenant running with the land and included in each deed and real estate 

contract executed by Petitioner with respect to the subject Property or any part thereof.  



 
The City of Richland shall be deemed a beneficiary of this covenant without 

regard to whether it owns any land or interest therein in the locality of the subject 

Property, and shall have the right to enforce this covenant in any court of competent 

jurisdiction. 

[Signature pages to follow] 



 
IN WITNESS WHEREOF, the Parties hereto have hereunto set their hands on 

the day and year first above written. 

City of Richland       HJBT Properties LLC, Petitioner  
 
 
___________________________  ___________________________ 
Jon Amundson, ICMA-CM    Brad Rew, Authorized Agent 
Interim City Manager     
   
     
 
APPROVED AS TO FORM: 
 
    
       
Heather Kintzley, City Attorney      
   
 
 
STATE OF WASHINGTON ) 
                                                           : SS 
COUNTY OF BENTON  ) 
 
 
            On this ____ day of _________________, 2021, before me, the undersigned 
Notary Public in and for the State of Washington, duly commissioned and sworn, 
personally appeared Jon Amundson , Interim City Manager  for the City of Richland , 
to me known to be authorized and who executed the within and foregoing instrument, 
and acknowledged that he signed the same as his free and voluntary act and deed, for 
the use and purposes therein mentioned, and on oath stated that he is authorized to 
execute the said instrument. 
 
 IN WITNESS WHEREOF, my hand and official seal hereon affixed the day and 
year above written. 
 
 
____________________________                            
Signature                
 
 
Notary Public in and for the State of ______________    seal 
Residing at __________________________________ 
My appointment expires_________________________ 



 
STATE OF WASHINGTON ) 
                                                           : SS 
COUNTY OF BENTON  ) 
 
 
            On this ____ day of _________________, 2021, before me, the undersigned 
Notary Public in and for the State of Washington, duly commissioned and sworn, 
personally appeared Brad Rew , Authorized Agent  for HJBT Properties LLC , to me 
known to be authorized and who executed the within and foregoing instrument, and 
acknowledged that he signed the same as his free and voluntary act and deed, for the 
use and purposes therein mentioned, and on oath stated that he is authorized to 
execute the said instrument. 
 
 IN WITNESS WHEREOF, my hand and official seal hereon affixed the day and 
year above written. 
 
 
____________________________                            
Signature                
 
 
Notary Public in and for the State of ______________    seal 
Residing at __________________________________ 
My appointment expires_________________________ 
 
 
 
 
  



Exhibit A to Property Use and Development Agreement
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0 24'-0" WIDE PRIVATE DRIVE0 24'-0" WIDE PRIVATE DRIVE0 24'-0" WIDE PRIVATE DRIVE0 24'-0" WIDE PRIVATE DRIVE0 24'-0" WIDE PRIVATE DRIVE

(2) 2O-0 DEEP RESIDENTIAL DRIVEWAY, TYPICAL(2) 2O-0 DEEP RESIDENTIAL DRIVEWAY, TYPICAL(2) 2O-0 DEEP RESIDENTIAL DRIVEWAY, TYPICAL(2) 2O-0 DEEP RESIDENTIAL DRIVEWAY, TYPICAL(2) 2O-0 DEEP RESIDENTIAL DRIVEWAY, TYPICAL(2) 2O-0 DEEP RESIDENTIAL DRIVEWAY, TYPICAL

0 RESIDENTIAL GUEST PARKING, 19'x9'PARKING SPACES0 RESIDENTIAL GUEST PARKING, 19'x9'PARKING SPACES0 RESIDENTIAL GUEST PARKING, 19'x9'PARKING SPACES0 RESIDENTIAL GUEST PARKING, 19'x9'PARKING SPACES0 RESIDENTIAL GUEST PARKING, 19'x9'PARKING SPACES0 RESIDENTIAL GUEST PARKING, 19'x9'PARKING SPACES0 RESIDENTIAL GUEST PARKING, 19'x9'PARKING SPACES

© NEW 10'-0" WIDE ELECTRICAL EASEMENT© NEW 10'-0" WIDE ELECTRICAL EASEMENT© NEW 10'-0" WIDE ELECTRICAL EASEMENT© NEW 10'-0" WIDE ELECTRICAL EASEMENT© NEW 10'-0" WIDE ELECTRICAL EASEMENT© NEW 10'-0" WIDE ELECTRICAL EASEMENT

© EMERGENCYVEHICLE ACCESSCLEARANCE PERCITY FIRE APPARATUSTURN RADIUS© EMERGENCYVEHICLE ACCESSCLEARANCE PERCITY FIRE APPARATUSTURN RADIUS© EMERGENCYVEHICLE ACCESSCLEARANCE PERCITY FIRE APPARATUSTURN RADIUS© EMERGENCYVEHICLE ACCESSCLEARANCE PERCITY FIRE APPARATUSTURN RADIUS© EMERGENCYVEHICLE ACCESSCLEARANCE PERCITY FIRE APPARATUSTURN RADIUS© EMERGENCYVEHICLE ACCESSCLEARANCE PERCITY FIRE APPARATUSTURN RADIUS© EMERGENCYVEHICLE ACCESSCLEARANCE PERCITY FIRE APPARATUSTURN RADIUS© EMERGENCYVEHICLE ACCESSCLEARANCE PERCITY FIRE APPARATUSTURN RADIUS© EMERGENCYVEHICLE ACCESSCLEARANCE PERCITY FIRE APPARATUSTURN RADIUS© EMERGENCYVEHICLE ACCESSCLEARANCE PERCITY FIRE APPARATUSTURN RADIUS© EMERGENCYVEHICLE ACCESSCLEARANCE PERCITY FIRE APPARATUSTURN RADIUS
SPECIFICATIONS,52' OUTSIDE AND 32' INSIDESPECIFICATIONS,52' OUTSIDE AND 32' INSIDESPECIFICATIONS,52' OUTSIDE AND 32' INSIDESPECIFICATIONS,52' OUTSIDE AND 32' INSIDESPECIFICATIONS,52' OUTSIDE AND 32' INSIDESPECIFICATIONS,52' OUTSIDE AND 32' INSIDE

© 5'-0" WIDE PAVED PEDESTRIAN SIDEWALK PER CITY DESIGN STANDARDS© 5'-0" WIDE PAVED PEDESTRIAN SIDEWALK PER CITY DESIGN STANDARDS© 5'-0" WIDE PAVED PEDESTRIAN SIDEWALK PER CITY DESIGN STANDARDS© 5'-0" WIDE PAVED PEDESTRIAN SIDEWALK PER CITY DESIGN STANDARDS© 5'-0" WIDE PAVED PEDESTRIAN SIDEWALK PER CITY DESIGN STANDARDS© 5'-0" WIDE PAVED PEDESTRIAN SIDEWALK PER CITY DESIGN STANDARDS© 5'-0" WIDE PAVED PEDESTRIAN SIDEWALK PER CITY DESIGN STANDARDS© 5'-0" WIDE PAVED PEDESTRIAN SIDEWALK PER CITY DESIGN STANDARDS© 5'-0" WIDE PAVED PEDESTRIAN SIDEWALK PER CITY DESIGN STANDARDS© 5'-0" WIDE PAVED PEDESTRIAN SIDEWALK PER CITY DESIGN STANDARDS

0 NEW 20'-0" WIDE ONE-WAY ENTRANCE/EXIT AT GOLF COURSECLUB HOUSE PARKING LOT0 NEW 20'-0" WIDE ONE-WAY ENTRANCE/EXIT AT GOLF COURSECLUB HOUSE PARKING LOT0 NEW 20'-0" WIDE ONE-WAY ENTRANCE/EXIT AT GOLF COURSECLUB HOUSE PARKING LOT0 NEW 20'-0" WIDE ONE-WAY ENTRANCE/EXIT AT GOLF COURSECLUB HOUSE PARKING LOT0 NEW 20'-0" WIDE ONE-WAY ENTRANCE/EXIT AT GOLF COURSECLUB HOUSE PARKING LOT0 NEW 20'-0" WIDE ONE-WAY ENTRANCE/EXIT AT GOLF COURSECLUB HOUSE PARKING LOT0 NEW 20'-0" WIDE ONE-WAY ENTRANCE/EXIT AT GOLF COURSECLUB HOUSE PARKING LOT0 NEW 20'-0" WIDE ONE-WAY ENTRANCE/EXIT AT GOLF COURSECLUB HOUSE PARKING LOT0 NEW 20'-0" WIDE ONE-WAY ENTRANCE/EXIT AT GOLF COURSECLUB HOUSE PARKING LOT0 NEW 20'-0" WIDE ONE-WAY ENTRANCE/EXIT AT GOLF COURSECLUB HOUSE PARKING LOT0 NEW 20'-0" WIDE ONE-WAY ENTRANCE/EXIT AT GOLF COURSECLUB HOUSE PARKING LOT0 NEW 20'-0" WIDE ONE-WAY ENTRANCE/EXIT AT GOLF COURSECLUB HOUSE PARKING LOT0 NEW 20'-0" WIDE ONE-WAY ENTRANCE/EXIT AT GOLF COURSECLUB HOUSE PARKING LOT

© 24'-0" MINIMUM TWO-WAY DRIVEWAY© 24'-0" MINIMUM TWO-WAY DRIVEWAY© 24'-0" MINIMUM TWO-WAY DRIVEWAY© 24'-0" MINIMUM TWO-WAY DRIVEWAY© 24'-0" MINIMUM TWO-WAY DRIVEWAY

0 GOLF CLUB HOUSE PARKING, 19'x9' PARKING SPACES0 GOLF CLUB HOUSE PARKING, 19'x9' PARKING SPACES0 GOLF CLUB HOUSE PARKING, 19'x9' PARKING SPACES0 GOLF CLUB HOUSE PARKING, 19'x9' PARKING SPACES0 GOLF CLUB HOUSE PARKING, 19'x9' PARKING SPACES0 GOLF CLUB HOUSE PARKING, 19'x9' PARKING SPACES0 GOLF CLUB HOUSE PARKING, 19'x9' PARKING SPACES0 GOLF CLUB HOUSE PARKING, 19'x9' PARKING SPACES

(10) NEW RESIDENTIAL TOWN HOME(10) NEW RESIDENTIAL TOWN HOME(10) NEW RESIDENTIAL TOWN HOME(10) NEW RESIDENTIAL TOWN HOME(10) NEW RESIDENTIAL TOWN HOME
MAXIMUM LOT COVERAGE=50%MAXIMUM LOT COVERAGE=50%MAXIMUM LOT COVERAGE=50%MAXIMUM LOT COVERAGE=50%
TYPICAL FOOTPRINTPER UNIT= 1,744SQ FTTYPICAL FOOTPRINTPER UNIT= 1,744SQ FTTYPICAL FOOTPRINTPER UNIT= 1,744SQ FTTYPICAL FOOTPRINTPER UNIT= 1,744SQ FTTYPICAL FOOTPRINTPER UNIT= 1,744SQ FTTYPICAL FOOTPRINTPER UNIT= 1,744SQ FTTYPICAL FOOTPRINTPER UNIT= 1,744SQ FT
TYPICAL LOT SIZE 109 x 32 = 3,488SQ FTTYPICAL LOT SIZE 109 x 32 = 3,488SQ FTTYPICAL LOT SIZE 109 x 32 = 3,488SQ FTTYPICAL LOT SIZE 109 x 32 = 3,488SQ FTTYPICAL LOT SIZE 109 x 32 = 3,488SQ FTTYPICAL LOT SIZE 109 x 32 = 3,488SQ FTTYPICAL LOT SIZE 109 x 32 = 3,488SQ FTTYPICAL LOT SIZE 109 x 32 = 3,488SQ FTTYPICAL LOT SIZE 109 x 32 = 3,488SQ FTTYPICAL LOT SIZE 109 x 32 = 3,488SQ FT
MAXIMUM BUILDING HEIGHT= 30'-0"MAXIMUM BUILDING HEIGHT= 30'-0"MAXIMUM BUILDING HEIGHT= 30'-0"MAXIMUM BUILDING HEIGHT= 30'-0"
MINIMUM FRONTYARD SETBACK= 18'-0"MINIMUM FRONTYARD SETBACK= 18'-0"MINIMUM FRONTYARD SETBACK= 18'-0"MINIMUM FRONTYARD SETBACK= 18'-0"MINIMUM FRONTYARD SETBACK= 18'-0"
MINIMUM REAR YARD SETBACK= 20-0"MINIMUM REAR YARD SETBACK= 20-0"MINIMUM REAR YARD SETBACK= 20-0"MINIMUM REAR YARD SETBACK= 20-0"MINIMUM REAR YARD SETBACK= 20-0"
MINIMUM SIDE YARD SETBACK= 6'-0"MINIMUM SIDE YARD SETBACK= 6'-0"MINIMUM SIDE YARD SETBACK= 6'-0"MINIMUM SIDE YARD SETBACK= 6'-0"MINIMUM SIDE YARD SETBACK= 6'-0"
MINIMUM PARKING = 2 SPACESPER DWELLING UNIT (NOTE, ALL UNITS CONTAINMINIMUM PARKING = 2 SPACESPER DWELLING UNIT (NOTE, ALL UNITS CONTAINMINIMUM PARKING = 2 SPACESPER DWELLING UNIT (NOTE, ALL UNITS CONTAINMINIMUM PARKING = 2 SPACESPER DWELLING UNIT (NOTE, ALL UNITS CONTAINMINIMUM PARKING = 2 SPACESPER DWELLING UNIT (NOTE, ALL UNITS CONTAINMINIMUM PARKING = 2 SPACESPER DWELLING UNIT (NOTE, ALL UNITS CONTAINMINIMUM PARKING = 2 SPACESPER DWELLING UNIT (NOTE, ALL UNITS CONTAINMINIMUM PARKING = 2 SPACESPER DWELLING UNIT (NOTE, ALL UNITS CONTAINMINIMUM PARKING = 2 SPACESPER DWELLING UNIT (NOTE, ALL UNITS CONTAINMINIMUM PARKING = 2 SPACESPER DWELLING UNIT (NOTE, ALL UNITS CONTAINMINIMUM PARKING = 2 SPACESPER DWELLING UNIT (NOTE, ALL UNITS CONTAINMINIMUM PARKING = 2 SPACESPER DWELLING UNIT (NOTE, ALL UNITS CONTAIN
2-CAR GARAGE PARKING IN ADDITION TO DRIVEWAY PARKING)2-CAR GARAGE PARKING IN ADDITION TO DRIVEWAY PARKING)2-CAR GARAGE PARKING IN ADDITION TO DRIVEWAY PARKING)2-CAR GARAGE PARKING IN ADDITION TO DRIVEWAY PARKING)2-CAR GARAGE PARKING IN ADDITION TO DRIVEWAY PARKING)2-CAR GARAGE PARKING IN ADDITION TO DRIVEWAY PARKING)2-CAR GARAGE PARKING IN ADDITION TO DRIVEWAY PARKING)2-CAR GARAGE PARKING IN ADDITION TO DRIVEWAY PARKING)

@@)sRADIUS EMERGENCYVEHICLE ACCESSAT TURN-AROUND FOR DEAD END PRIVATE@@)sRADIUS EMERGENCYVEHICLE ACCESSAT TURN-AROUND FOR DEAD END PRIVATE@@)sRADIUS EMERGENCYVEHICLE ACCESSAT TURN-AROUND FOR DEAD END PRIVATE@@)sRADIUS EMERGENCYVEHICLE ACCESSAT TURN-AROUND FOR DEAD END PRIVATE@@)sRADIUS EMERGENCYVEHICLE ACCESSAT TURN-AROUND FOR DEAD END PRIVATE@@)sRADIUS EMERGENCYVEHICLE ACCESSAT TURN-AROUND FOR DEAD END PRIVATE@@)sRADIUS EMERGENCYVEHICLE ACCESSAT TURN-AROUND FOR DEAD END PRIVATE@@)sRADIUS EMERGENCYVEHICLE ACCESSAT TURN-AROUND FOR DEAD END PRIVATE@@)sRADIUS EMERGENCYVEHICLE ACCESSAT TURN-AROUND FOR DEAD END PRIVATE@@)sRADIUS EMERGENCYVEHICLE ACCESSAT TURN-AROUND FOR DEAD END PRIVATE@@)sRADIUS EMERGENCYVEHICLE ACCESSAT TURN-AROUND FOR DEAD END PRIVATE
ROADWAY
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Curve TableCurve Table

CURVE LENGTH(M) RADIUS DELTA CH. BRNG. CHORD LENGTH(P)

C1 28.80 722.00 217'09" $71'52'50"W 28.80

C2 35.22 722.00 247'42" $7425'16"W 35.22

C3 76.27 722.00 603'10" $78'50'42"W 76.24 76.28'

C4 13.78 722.00 105'38" $8225'06"W 13.78 13.78'

C5 40.01 388.00 5'54'30" N79'37'37"E 39.99 40.02'

C6 97.77 350.00 16'00'16" $46'21'17"W 97.45 97.82'

C7 95.02 350.00 15'33'18" $6205'27"w 94.73 94.78'

C8 44.63 350.00 718'24" $7336'07"w 44.60 44.77'
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3. CONTOURS ARE DERIVED FROM DIRECT FIELD OBSERVATIONS. CONTOUR INTERVAL IS 1.0 FEET.3. CONTOURS ARE DERIVED FROM DIRECT FIELD OBSERVATIONS. CONTOUR INTERVAL IS 1.0 FEET.3. CONTOURS ARE DERIVED FROM DIRECT FIELD OBSERVATIONS. CONTOUR INTERVAL IS 1.0 FEET.3. CONTOURS ARE DERIVED FROM DIRECT FIELD OBSERVATIONS. CONTOUR INTERVAL IS 1.0 FEET.3. CONTOURS ARE DERIVED FROM DIRECT FIELD OBSERVATIONS. CONTOUR INTERVAL IS 1.0 FEET.3. CONTOURS ARE DERIVED FROM DIRECT FIELD OBSERVATIONS. CONTOUR INTERVAL IS 1.0 FEET.3. CONTOURS ARE DERIVED FROM DIRECT FIELD OBSERVATIONS. CONTOUR INTERVAL IS 1.0 FEET.3. CONTOURS ARE DERIVED FROM DIRECT FIELD OBSERVATIONS. CONTOUR INTERVAL IS 1.0 FEET.3. CONTOURS ARE DERIVED FROM DIRECT FIELD OBSERVATIONS. CONTOUR INTERVAL IS 1.0 FEET.3. CONTOURS ARE DERIVED FROM DIRECT FIELD OBSERVATIONS. CONTOUR INTERVAL IS 1.0 FEET.3. CONTOURS ARE DERIVED FROM DIRECT FIELD OBSERVATIONS. CONTOUR INTERVAL IS 1.0 FEET.3. CONTOURS ARE DERIVED FROM DIRECT FIELD OBSERVATIONS. CONTOUR INTERVAL IS 1.0 FEET.3. CONTOURS ARE DERIVED FROM DIRECT FIELD OBSERVATIONS. CONTOUR INTERVAL IS 1.0 FEET.
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5. =INDICATES SPOT ELEVATION.5. =INDICATES SPOT ELEVATION.5. =INDICATES SPOT ELEVATION.5. =INDICATES SPOT ELEVATION.
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9. THIS SURVEY IS A COMPILATION OF FIELD WORK PERFORMED MAY 2019, SEPTEMBER 2020, AND9. THIS SURVEY IS A COMPILATION OF FIELD WORK PERFORMED MAY 2019, SEPTEMBER 2020, AND9. THIS SURVEY IS A COMPILATION OF FIELD WORK PERFORMED MAY 2019, SEPTEMBER 2020, AND9. THIS SURVEY IS A COMPILATION OF FIELD WORK PERFORMED MAY 2019, SEPTEMBER 2020, AND9. THIS SURVEY IS A COMPILATION OF FIELD WORK PERFORMED MAY 2019, SEPTEMBER 2020, AND9. THIS SURVEY IS A COMPILATION OF FIELD WORK PERFORMED MAY 2019, SEPTEMBER 2020, AND9. THIS SURVEY IS A COMPILATION OF FIELD WORK PERFORMED MAY 2019, SEPTEMBER 2020, AND9. THIS SURVEY IS A COMPILATION OF FIELD WORK PERFORMED MAY 2019, SEPTEMBER 2020, AND9. THIS SURVEY IS A COMPILATION OF FIELD WORK PERFORMED MAY 2019, SEPTEMBER 2020, AND9. THIS SURVEY IS A COMPILATION OF FIELD WORK PERFORMED MAY 2019, SEPTEMBER 2020, AND9. THIS SURVEY IS A COMPILATION OF FIELD WORK PERFORMED MAY 2019, SEPTEMBER 2020, AND9. THIS SURVEY IS A COMPILATION OF FIELD WORK PERFORMED MAY 2019, SEPTEMBER 2020, AND9. THIS SURVEY IS A COMPILATION OF FIELD WORK PERFORMED MAY 2019, SEPTEMBER 2020, AND9. THIS SURVEY IS A COMPILATION OF FIELD WORK PERFORMED MAY 2019, SEPTEMBER 2020, AND9. THIS SURVEY IS A COMPILATION OF FIELD WORK PERFORMED MAY 2019, SEPTEMBER 2020, AND
DECEMBER 2020.DECEMBER 2020.
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