
 
CITY OF RICHLAND 

NOTICE OF APPLICATION, PUBLIC HEARING AND 
OPTIONAL DNS (SUP2023-101 & EA2023-106) 

 
 
Notice is hereby given that AHBL, Inc. has filed a special use permit application on behalf of NC Ventures 
to establish and operate a Recreational Vehicle [RV] Park along with associated parking, recreation space 
and guest amenities on 7.22 acres within Assessor’s Parcel Number 1-04984000001000.  

Public Hearing: The Richland Hearing Examiner will conduct a public hearing and review of the application 
at 6:00 p.m., Monday, April 10, 2023. All interested parties are invited to attend in-person and present 
testimony at the public hearing.  Copies of the complete application packet can be obtained by visiting the 
City of Richland website (www.ci.richland.wa.us). 

Environmental Review: The proposal is subject to environmental review.  The City of Richland is lead 
agency for the proposal under the State Environmental Policy Act (SEPA) and has reviewed the proposed 
project for probable adverse environmental impacts and expects to issue a determination of non-
significance (DNS) for this project.  The optional DNS process in WAC 197-11-355 is being used.  This 
may be your only opportunity to comment on the environmental impacts of the proposed development.  
The environmental checklist and related file information are available to the public and can be viewed at 
www.ci.richland.wa.us.  

Public Comment: Any person desiring to express their views or to be notified of any decisions pertaining 
to this application should notify Matthew Howie, Senior Planner at 625 Swift Boulevard, MS #35, Richland, 
WA 99352. Comments may also be emailed to mhowie@ci.richland.wa.us mstevens@ci.richland.wa.us. 
Written comments should be received no later than 5:00 p.m. on Monday, March 27, 2023, to be 
incorporated into the staff report. Comments received after that date will be entered into the record at the 
hearing. Written comments will not be accepted after 5:00 p.m. on Friday, April 7, 2023; however verbal 
comments may be presented during the public hearing. 

Appeal: The application will be reviewed in accordance with the regulations in RMC Title 19 Development 
Regulations Administration and Title 23 Zoning. Appeal procedures of decisions related to the above 
referenced application are set forth in RMC Chapter 19.70. Contact the Richland Planning Staff at the 
above referenced address with questions related to the available appeal process. 

http://www.ci.richland.wa.us/
http://www.ci.richland.wa.us/
mailto:mhowie@ci.richland.wa.us
mailto:mstevens@ci.richland.wa.us
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City of Richland 

Development Services 

625 Swift Blvd. MS-35 

Richland, WA 99352 

509-942-7794

509-942-7764

   Special Use Permit Application 

Note: A Pre-Application meeting is required prior to submittal of an application. 

PROPERTY OWNER INFORMATION ☐ Contact Person

Owner: 

Address: 

Phone: Email: 

APPLICANT/CONTRACTOR INFORMATION (if different) ☐ Contact Person

Company: UBI#: 

Contact: 

Address: 

Phone: Email: 

PROPERTY INFORMATION 

Legal Description: Parcel #: 

Current Zoning: Current Land Use Designation: 

DESCRIPTION OF PROJECT 

APPLICATION MUST INCLUDE 

1. Completed application and filing fee
2. SEPA Checklist
3. Title Report showing ownership, easements, restrictions and accurate legal description of the property involved
4. Site Plan, which shall be drawn at a scale of not less than 30-feet to the inch, nor more than 100-feet to the inch, and

shall be clear, precise and shall contain the following information:

 Boundaries and dimensions of property

 Location and width of boundary streets

 Size and location of existing or proposed buildings, structures, or activities on the site

 Roadways, walkways, off-street parking, loading facilities, and emergency vehicle access

 Fencing, screening, or buffering with reference to location, type, dimension, and character

 Open spaces or Natural Areas

 Easements, rights-of-way, etc.

 Architect’s sketches showing elevations of proposed buildings or structures, complete plans, and any other
information needed by the Hearing Examiner as determined by the Administrator

3802 S. Highlands Blvd., West Richland
NC Ventures

morgan@crmachinery.com

AHBL, Inc.
MillieAnne VanDevender
5804 Rd. 90, Ste. H, Pasco 99301

(509)316-7145 mvandevender@ahbl.com

                       The site is situated in a portion of the NE 
Quarter of the SE Quarter of Sect. 4, Tnship. 09 N, Range 28
E,  W.M. within the City of Richland, Benton County, WA 

104984000001000 / 104984000002000

C-3 COMMERCIAL

 Establishment and operation of a Recreational Vehicle (RV) Park pursuant to RMC 23.42.220 on a
~7.13 acre site with access to Van Giesen St.
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COMPLETE QUESTIONS WITH AS MUCH DETAIL AS POSSIBLE (Use additional sheet if needed) 

Describe how the size and dimension of the site provide adequate area for the proposed use: 

Describe how the proposed Special Use is compatible with the physical characteristics of the subject property ( including size, 
shape, topography and drainage): 

Describe the infrastructure which will serve the proposed Special Use, including but not limited to roads, fire protection, 
water, wastewater disposal and storm water control: 

Describe how all applicable requirements of this zoning regulation (RMC Title 23), the City Comprehensive Plan, the City 
Critical Area Regulations ( RMC Title 20), the City Shoreline Management regulations (RMC Title 26) and the City sign 
regulations (RMC Title 27) have been met: 

Identify the impacts which may occur to adjacent properties, surrounding areas and public facilities and how those impacts 
are proposed to be mitigated: 

I authorize employees and officials of the City of Richland the right to enter and remain on the property in question to 
determine whether a permit should be issued and whether special conditions should be placed on any issued permit. I have 
the legal authority to grant such access to the property in question.  
I also acknowledge that if a permit is issued for land development activities, no terms of the permit can be violated without 
further approval by the permitting entity. I understand that the granting of a permit does not authorize anyone to violate in 
any way any federal, state, or local law/regulation pertaining to development activities associated with a permit.  
I hereby certify under penalty of perjury under the laws of the State of Washington that the following is true and correct:  

1. I have read and examined this permit application and have documented all applicable requirements on the site plan.
2. The information provided in this application contains no misstatement of fact.
3. I am the owner(s), the authorized agent(s) of the owner(s) of the above referenced property, or I am currently a licensed

contractor or specialty contractor under Chapter 18.27 RCW or I am exempt from the requirements of Chapter 18.27
RCW.

4. I understand this permit is subject to all other local, state, and federal regulations.

Note: This application will not be processed unless the above certification is endorsed by an authorized agent of the owner(s) 
of the property in question and/or the owner(s) themselves. If the City of Richland has reason to believe that erroneous 
information has been supplied by an authorized agent of the owner(s) of the property in question and/or by the owner(s) 
themselves, processing of the application may be suspended. 

Applicant Printed Name:  _______________________________________________ 

Applicant Signature:  ___________________________________________________  Date  ___________________________ 

The proposed RV park is compatible with the site's physical characteristics that include a gently sloping terrain, with
greater sloping from the east property line toward the railroad. The site does not contain any critical areas and is of
good size and configuration.

The proposal will not adversely affect land nearby or adjacent land uses. 

The site is ~7.13 acres in size and has been used as retail. The large size is able to accommodate the proposed use
and is more than 3 times the minimum size required per RMC 23.42.220(A). The site is a good configuration for the
proposed use.

The City of Richland adopted Ordinance 41-21 which changed the comprehensive plan designation of the site from a mixed
designation to be all Commercial and changed the zoning district to be all General Business (C-3). The proposed RV park 
fits within the allowed uses in the C-3 zoning district and the proposal has been designed to meet the requirements for 
specific uses included in RMC 23.42.220. There are no critical areas on-site nor is the site subject to the SMP.

MillieAnne VanDevender, AICP

There is existing access onto Van Giesen St / SR 224. Access to water will be provided through agreements
with adjacent property owners. A connection to city sewer is available in Van Giesen and a lift station is
proposed to be built.

February 23, 2023
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February 23, 2023 
 
 
Mr. Mike Stevens  
Planning Manager 
City of Richland 
625 Swift Boulevard, MS-35 
Richland, WA 99352 
 
Project: Columbia River RV Park Special Use Permit, AHBL No. 2220559.30 
Subject: Special Use Permit Application 
 
 
Dear Mr. Stevens: 

Thank you for your assistance as we have worked to prepare this Special Use Permit submittal 
package for the Columbia River RV Park proposed by NC Ventures.  This letter will provide a 
narrative summary of the project and outline compliance with the Richland Municipal Code, to 
supplement the forms we have completed for the City’s review and use by the city’s Hearing 
Examiner. 

PROJECT DESCRIPTION 

NC Ventures wishes to construct and operate an RV Park on two parcels addressed as 2517 
and 2525 Van Giesen St., Richland, WA 99354. The RV Park will be comprised of 
approximately 80 recreational vehicle spaces, three accessory buildings to be used as support 
facilities for the campers (registration, laundry, restrooms, etc), recreational areas including a 
fenced dog park, and relevant site improvements such as utility extensions and parking. 

The RV Park will provide accommodations for travelers visiting Richland for brief visits as well 
as for those who wish to extend their stay longer, up to 12 months.  The RV Park could also 
provide an affordable and convenient housing option for people who come to the area on a 
temporary basis for business, such as travelling medical staff, or anyone employed on a short-
term contract.  

The proposed RV Park site is approximately 7.13 acres in size and was previously home to the 
C & M Nursery, a commercial use. The Richland Riders Club (a horse stable) is located to the 
west of the site and Wood’s Nursery is located farther to the west. The Knights of Columbus 
meeting hall occupies the parcel directly to the east of the subject site although the building is 
located farther to the south. There are various businesses and commercial uses dotting the 
north side of Van Giesen St.  The businesses in the nearby vicinity and along Van Giesen St. 
do not occupy large or tall buildings and likewise, the proposed RV Park and accessory 
buildings will not be bulky or tall and will blend with the appearance of the area.   
 
There is an existing septic system on site that will be decommissioned. The applicant is 
proposing to connect to the city sewer and water systems and improvements will include the 
installation of a sewer lift station.  The extensive improvements to the utility system will 
constitute a substantial investment by the owner of the property. The owner is proposing to 
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construct a minimum of 80 spaces for parking of recreational vehicles, which is below the 
maximum of 155 spaces allowed by RMC 23.42.220.B. for the size of the site. 
 
Vicinity Map: 

   PROPOSED RV PARK 

 

SPECIAL / CONDITIONAL USE PERMIT CRITERIA FOR APPROVAL 

We understand this project will be reviewed by the city’s Hearing Examiner for criteria as listed 
in RMC 23.46.040.  Listed below is each criterion (re-phased into a question) and our 
response. 

1) Do the size and dimensions of the site provide adequate area for the proposed use? 

The minimum required size of a recreational vehicle park is 100,000 square feet per RMC 
23.42.220.A.  The proposed RV Park will be situated on a parcel that is approximately 7.13 
acres or 310,582 square feet in size and the dimensions of the site allow for a looped-road and 
efficient layout for the RV camping spaces. The design of the RV Park will take advantage of 
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the size and shape of the site to meet all the requirements for recreation space, RV spaces, 
and interior private streets and walkways as found in RMC 23.42.220.A.  The size and 
dimensions of the site will be more than adequate for the proposed RV Park use.  

2) Will the physical conditions of the site, including size, shape, topography, and drainage, be 
suitable for the proposed development? 

The site is mostly flat with a progressive slope that rises from the eastern property line toward 
the railroad property.  The proposed RV Park will enjoy a natural buffer provided by this hill that 
will lessen the sounds and visual effects between the site, the railroad, and SR 240. 
Additionally, the applicant will work with the owners of the adjacent property to provide proper 
retaining walls along the east property line.  

3) Will all required public facilities necessary to serve the project have adequate capacity to 
serve the proposed project? 

The site exists within an area of established infrastructure and ample access to available 
transportation.  A traffic impact analysis was conducted for the Comprehensive Plan 
amendment application of the subject property in 2021; the study included an RV park as a 
possible use. The proposal includes site improvements that will connect to the existing water 
and sewer systems in place adjacent to the site and within Van Giesen St. Site improvements 
will include the extension of a sewer mainline and a sewer lift station.  

The site has direct access to SR 224/ Van Giesen St. and indirect access to SR 240/Bypass 
Highway.  There are two existing Ben Franklin Transit stops for Bus Route 120 (one is 
approximately 300 feet to the west and the other is approximately 500 feet to the east); an 80-
space Park and Ride at 1600 Terminal Drive; the Richland Airport (approximately one mile 
north); rail services (to the east, although only used for freight); paved bike and pedestrian 
paths along SR 240; and a signalized intersection at Van Giesen and SR 240, with pedestrian 
crosswalks connecting all four corners.  

A technical memorandum prepared by J-U-B Engineers for the site’s Comprehensive Plan map 
amendment and rezone application includes an analysis which considers the traffic generation 
that could result from different uses, specifically an RV park. The report concludes that there is 
ample storage to accommodate the left turn movement on the existing center two-way left-turn 
lane, would require no additional right turn treatment, and during the PM peak hour the Level of 
Service (LOS) for driveway delay would be “C”. 

Additionally, a project to connect Van Giesen St. approximately from Jones Rd. to Kingsgate 
Way appears on the City of Richland’s Six Year Transportation Improvement Plan from 2023- 
2028 which the City Council approved in 2022.  The project appears to be a new 3-lane street 
with curb, gutter, sidewalk, bike lanes, streetlights and storm drainage facilities and is 
forecasted to be constructed in 2028 which will alleviate any congestion at the Van Giesen / 
SR-240 intersection (since traffic will be re-routed). The project will benefit the area and the 
patrons of the RV Park by allowing commuters from the Hanford site to drive south on the 
Kingsgate way extension, take a left on Van Giesen (eastbound) and travel to the RV Park.   

4) Have all of 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 

https://www.codepublishing.com/WA/Richland/#!/Richland23/Richland23.html#23
https://www.codepublishing.com/WA/Richland/#!/Richland20/Richland20.html#20
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management regulations (RMC Title 26) and the city sign regulations (RMC Title 27) have 
been met? 

The City of Richland adopted Ordinance 41-21 which changed the comprehensive plan 
designation of the site from a mix of designations to be all Commercial and changed the zoning 
district to be all General Business (C-3) through the adoption of Ordinance 42-21. The 
proposed RV park fits within the allowed uses in the C-3 zoning district and the proposal has 
been designed to meet the requirements for specific uses included in RMC 23.42.220. There 
are no critical areas on-site nor is the site subject to the SMP. There are no signs proposed at 
this time. 

5) Will there be identified impacts on adjacent properties, surrounding uses and public facilities 
and if so, have they been adequately mitigated? 

The proposal will not adversely affect land nearby or adjacent land uses.  The parcels 
surrounding the proposed RV Park are designated as C-3 General Business or as AG 
Agricultural, both zoning districts that allow uses which would typically not be affected by any 
noise or lighting resulting from the operations of the RV Park. Any proposed development is 
not expected to result in an increased need for public safety services such as police and fire, 
beyond that which is typical of such development.   

Thank you for your assistance on this important project.  We look forward to working with you 
throughout the review and approval process.  
 

If you have any questions, please call me at (509) 380-5883. 

Sincerely, 
 

 
 
MillieAnne VanDevender, AICP 
Project Planner 
 
 
c: Mr. Morgan Neal, NC Ventures 
 Mr. Paul Knutzen, Knutzen Engineering 
 
\\ahbl.com\data\Projects\2022\2220559\30_PLN\Deliverables_By_Date\Application Materials\20230222_CoverLtr_RV 
Park_SUP__2220559.docx 
 
 

https://www.codepublishing.com/WA/Richland/#!/Richland26/Richland26.html#26
https://www.codepublishing.com/WA/Richland/#!/Richland27/Richland27.html#27
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SEPA ENVIRONMENTAL CHECKLIST 
 
 
Purpose of checklist: 
 
Governmental agencies use this checklist to help determine whether the environmental impacts of your 
proposal are significant. This information is also helpful to determine if available avoidance, minimization 
or compensatory mitigation measures will address the probable significant impacts or if an environmental 
impact statement will be prepared to further analyze the proposal. 

 
 
Instructions for applicants:  
 
This environmental checklist asks you to describe some basic information about your proposal. Please 
answer each question accurately and carefully, to the best of your knowledge.  You may need to consult 
with an agency specialist or private consultant for some questions.  You may use “not applicable” or 
"does not apply" only when you can explain why it does not apply and not when the answer is unknown.  
You may also attach or incorporate by reference additional studies reports.  Complete and accurate 
answers to these questions often avoid delays with the SEPA process as well as later in the decision-
making process. 
 
The checklist questions apply to all parts of your proposal, even if you plan to do them over a period of 
time or on different parcels of land.  Attach any additional information that will help describe your proposal 
or its environmental effects.  The agency to which you submit this checklist may ask you to explain your 
answers or provide additional information reasonably related to determining if there may be significant 
adverse impact. 
 
Instructions for Lead Agencies: 
Please adjust the format of this template as needed.  Additional information may be necessary to 
evaluate the existing environment, all interrelated aspects of the proposal and an analysis of adverse 
impacts.  The checklist is considered the first but not necessarily the only source of information needed to 
make an adequate threshold determination.  Once a threshold determination is made, the lead agency is 
responsible for the completeness and accuracy of the checklist and other supporting documents. 
 
Use of checklist for nonproject proposals:   
 
For nonproject proposals (such as ordinances, regulations, plans and programs), complete the applicable 
parts of sections A and B plus the SUPPLEMENTAL SHEET FOR NONPROJECT ACTIONS (part D).  Please 
completely answer all questions that apply and note that the words "project, applicant," and "property or 
site" should be read as "proposal, proponent," and "affected geographic area," respectively. The lead 
agency may exclude (for non-projects) questions in Part B - Environmental Elements –that do not 
contribute meaningfully to the analysis of the proposal. 

 
A. Background   

 
 
1. Name of proposed project, if applicable: 
 
Columbia River RV Park Special Use Permit 

 
2.  Name of applicant: 

 

AHBL, Inc. on behalf of property owner, NC Ventures  

 

http://www.ecy.wa.gov/programs/sea/sepa/e-review.html
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3.  Address and phone number of applicant and contact person:  

 

AHBL, Inc. 

MillieAnne VanDevender 

5804 Rd. 90 

Ste. H 

Pasco WA 99301 

(509)316-7145 

mvandevender@ahbl.com 

 
4. Date checklist prepared:  

 

February 22, 2023 

 
5. Agency requesting checklist: 
 
City of Richland 

 
6. Proposed timing or schedule (including phasing, if applicable): 
 
Construction of the various components of the project will begin as soon as the required 
permits are issued.  

 
7. Do you have any plans for future additions, expansion, or further activity related to or 

connected with this proposal?  If yes, explain.  

 

Once approved, the plan is to proceed with the construction and operation of an RV park. 

 
8. List any environmental information you know about that has been prepared, or will be 

prepared, directly related to this proposal. 

 

Technical Memorandum by J-U-B Engineers “C&M Nursery Comprehensive Plan 

Amendment Traffic Study, dated February 25, 2021. 

DNS issued September 2, 2021 (SEPA Register # 202104849) 2021 Annual 

Comprehensive Plan and Development Regulations amendment. City of Richland Docket 

No. CPA2021-101. The owner prepared a SEPA checklist for the individual amendment 

filed under City of Richland File CPA2021-104 and Z2021-104. 

 
9. Do you know whether applications are pending for governmental approvals of other 

proposals directly affecting the property covered by your proposal?  If yes, explain.  

 
None known. 

 
10. List any government approvals or permits that will be needed for your proposal, if known. 
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Site plan approval pursuant to RMC 23.42.240.  Civil plans review.  Building permits.  

Decommissioning of the on-site well and septic system.  Demolition permit. 

 
11. Give brief, complete description of your proposal, including the proposed uses and the size 

of the project and site.  There are several questions later in this checklist that ask you to 
describe certain aspects of your proposal.  You do not need to repeat those answers on this 
page.  (Lead agencies may modify this form to include additional specific information on 
project description.)  

 

The proposal is for a Special Use Permit in order to construct and operate an RV Park of 

approximately 80 recreational vehicle spaces and three additional accessory buildings. 

The proposal area is 7.13 acres and is zoned C-3. 

 
12. Location of the proposal. Give sufficient information for a person to understand the precise 

location of your proposed project, including a street address, if any, and section, township, 
and range, if known.  If a proposal would occur over a range of area, provide the range or 
boundaries of the site(s).  Provide a legal description, site plan, vicinity map, and 
topographic map, if reasonably available.  While you should submit any plans required by 
the agency, you are not required to duplicate maps or detailed plans submitted with any 
permit applications related to this checklist.  

 

The proposal area is 2 lots with Benton County Parcel Numbers 1-0498-400-0001-000 and 

1-0498-400-0002-000. 

 

The site is situated in a portion of the Northeast Quarter of the Southeast Quarter of 

Section 4, Township 09 North, Range 28 East W.M. within the City of Richland, Benton 

County, Washington.  

 

The assigned addresses are 2517 and 2525 Van Giesen St., Richland, WA 99354. The 

site was previously used for C&M Nursery. 

  
B. Environmental Elements 

 
1.  Earth   
 

a. General description of the site:  

(circle one):  Flat, rolling, hilly, steep slopes, mountainous, other _____________  

 
The site is generally flat, sloping upward from the east property line toward the 
railroad property, and slopes slightly downward to the south.   

 
b. What is the steepest slope on the site (approximate percent slope)?  

 
Maximum natural grade is about 2%. 

 
c. What general types of soils are found on the site (for example, clay, sand, gravel, peat, 

muck)?  If you know the classification of agricultural soils, specify them and note any 
agricultural land of long-term commercial significance and whether the proposal results 
in removing any of these soils.  
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The majority of the site has Pasco silt loam soil.  There is a small amount 
classified as Quincy loamy sand along the east/southeast parcel line.  A portion 
of the site lies within the mapped 500-year floodplain of the Yakima River, yet no 
hydric soils are present according to the USDA Natural Resources Conservation 
Services.  
 

d. Are there surface indications or history of unstable soils in the immediate vicinity?  If so, 
describe.  

 
There are no indications of unstable soils at the project site.  

 
e. Describe the purpose, type, total area, and approximate quantities and total affected 

area of any filling, excavation, and grading proposed. Indicate source of fill.  

 
Soil-disturbing work will be that typical of commercial construction and will be 
subject to local regulations.  

 
f. Could erosion occur as a result of clearing, construction, or use?  If so, generally 

describe. 

 
None known at this time.  
  

g. About what percent of the site will be covered with impervious surfaces after project 
construction (for example, asphalt or buildings)?  

 
The proposed development will not exceed the maximum percentage of 
impervious surfaces allowed by the Richland Municipal Code.   

 
h. Proposed measures to reduce or control erosion, or other impacts to the earth, if any:  

 
Standard erosion control methods will be used such as silt fencing and dust 
control, as necessary.  

 

2. Air   
 

a. What types of emissions to the air would result from the proposal during construction, 
operation, and maintenance when the project is completed? If any, generally describe 
and give approximate quantities if known.  

 
Emissions will be generally limited to that resulting from trips to and from the 
site by employees and occupants.  

 
b. Are there any off-site sources of emissions or odor that may affect your proposal?  If 

so, generally describe.  

 
The subject site will be affected by vehicle emissions because it is located near 
the intersection of Van Giesen St. and By-pass Highway/SR 240, a principal 
arterial. There are railroad tracks due east of the property so there will also be 
emissions from trains. The site may also be affected by odors due to its 
proximity to the Richland Riders Club, an equestrian boarding / riding facility.  
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c. Proposed measures to reduce or control emissions or other impacts to air, if any:  

 
None proposed.   

  
3. Water   
 

a. Surface Water:  
 

1) Is there any surface water body on or in the immediate vicinity of the site (including 
year-round and seasonal streams, saltwater, lakes, ponds, wetlands)?  If yes, describe 
type and provide names.  If appropriate, state what stream or river it flows into.  

 
No surface water is located in the immediate vicinity.  The Yakima River is 
located approximately over three thousand feet away (to the west).  

 
2) Will the project require any work over, in, or adjacent to (within 200 feet) the described 

waters?  If yes, please describe and attach available plans.  

 
No. 

 
3) Estimate the amount of fill and dredge material that would be placed in or removed from 

surface water or wetlands and indicate the area of the site that would be affected. 
Indicate the source of fill material.  

 
None. 

 
4) Will the proposal require surface water withdrawals or diversions?  Give general  

description, purpose, and approximate quantities if known.  

 
No. 

 
5) Does the proposal lie within a 100-year floodplain?  If so, note location on the site plan.  

 
No.  A portion of the site is in Zone B (500-year floodplain) and the remainder is 
outside of Zone A (100-year floodplain) or B. 
 

 
6) Does the proposal involve any discharges of waste materials to surface waters?  If so, 

describe the type of waste and anticipated volume of discharge.  

 
No. 

 
b. Ground Water:  

 
1) Will groundwater be withdrawn from a well for drinking water or other purposes? If so, 

give a general description of the well, proposed uses and approximate quantities 
withdrawn from the well. Will water be discharged to groundwater? Give general 
description, purpose, and approximate quantities if known. 

 
There is currently a well on-site that will not be used for the proposed project.  
The City of Richland maintains a water main along Van Giesen St. although there 
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is not a lateral line provided to the site at this time. The applicant will work with 
adjacent property owners to provide access to city water.   

 
2) Describe waste material that will be discharged into the ground from septic tanks or 

other sources, if any (for example:  Domestic sewage; industrial, containing the 
following chemicals. . . ; agricultural; etc.).  Describe the general size of the system, the 
number of such systems, the number of houses to be served (if applicable), or the 
number of animals or humans the system(s) are expected to serve.  

 
There is currently a septic system on site that will be decommissioned and the 
site will connect to city sewer.  

  
c. Water runoff (including stormwater): 

 
1) Describe the source of runoff (including storm water) and method of collection 

and disposal, if any (include quantities, if known).  Where will this water flow?   
Will this water flow into other waters?  If so, describe.  

 
Runoff will occur due to RV and building roofs, parking spaces, and internal 
streets. The stormwater will infiltrate on site. 

 
2) Could waste materials enter ground or surface waters?  If so, generally describe.  

 
We anticipate that no waste material will be discharged to the groundwater. 
 

3) Does the proposal alter or otherwise affect drainage patterns in the vicinity of the site? 

If so, describe.  

 
Drainage patterns on the site will be altered with grading and the construction of 
parking and streets however, drainage patterns within the vicinity of the site will 
remain unchanged. 
 

d. Proposed measures to reduce or control surface, ground, and runoff water, and 
drainage pattern impacts, if any:  

 
None proposed. 

 

4. Plants   
 

a. Check the types of vegetation found on the site:  
 
There are many different species of plants found on the site as it is currently 
occupied by a landscaping business. 

 
_X__ deciduous tree:  alder, maple, aspen, other 

_X _ evergreen tree:  fir, cedar, pine, other 
_X _ shrubs 

_X _ grass 

____ pasture 

____ crop or grain 

__     Orchards, vineyards or other permanent crops. 
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____ wet soil plants:  cattail, buttercup, bullrush, skunk cabbage, other 

____ water plants:  water lily, eelgrass, milfoil, other 

_X _ other types of vegetation 

 
b.  What kind and amount of vegetation will be removed or altered?  

 
Some existing vegetation on the site will be cleared. 

 
c. List threatened and endangered species known to be on or near the site.  

 
There are no known threatened or endangered plant species on the site. 

 
d. Proposed landscaping, use of native plants, or other measures to preserve or enhance 

vegetation on the site, if any: 

 
Adequate landscaping to enhance and beautify the recreational vehicle park as 
well as minimize noise and visual problems will be provided pursuant to code 
requirements. 

 
e. List all noxious weeds and invasive species known to be on or near the site.  

 
None known. 
 

5. Animals   
 

a. List any birds and other animals which have been observed on or near the site or are 
known to be on or near the site.                                                                                         

 
Examples include:   

 
 birds:  hawk, heron, eagle,  songbirds, other:         

 mammals:  deer, bear, elk, beaver, other:         
 fish:  bass, salmon, trout, herring, shellfish, other: 

  
 

b. List any threatened and endangered species known to be on or near the site.  

 
None known. 

 
c. Is the site part of a migration route?  If so, explain.  

 
Yes, the entire Columbia Basin is part of a migration route. 

 
d. Proposed measures to preserve or enhance wildlife, if any:  

 
No mitigation is proposed. 

 
e. List any invasive animal species known to be on or near the site.  

 
None are known. 

http://www.ecy.wa.gov/programs/sea/sepa/ChecklistGuidance.html#Animals
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6. Energy and Natural Resources   
 

a. What kinds of energy (electric, natural gas, oil, wood stove, solar) will be used to meet 
the completed project's energy needs?  Describe whether it will be used for heating, 
manufacturing, etc.  

 
Electricity will be utilized to meet the energy needs of the site users. 

 
b. Would your project affect the potential use of solar energy by adjacent properties? If so, 

generally describe. 

 
Any proposed development will not affect the potential uses of solar energy by 
adjacent properties.   

 
c. What kinds of energy conservation features are included in the plans of this proposal? 

List other proposed measures to reduce or control energy impacts, if any:  

 
Any proposed development will meet applicable state and local energy codes. 

 

7. Environmental Health   
 

a. Are there any environmental health hazards, including exposure to toxic chemicals, risk 
of fire and explosion, spill, or hazardous waste, that could occur as a result of this 
proposal? If so, describe.  

 
None are known. 

 

1) Describe any known or possible contamination at the site from present or past uses.  

 
No known contamination is present at the site.  The site was used as a plant 
nursery for many decades. 

 
2) Describe existing hazardous chemicals/conditions that might affect project development 

and design. This includes underground hazardous liquid and gas transmission pipelines 
located within the project area and in the vicinity.  

 
No known hazardous chemicals/conditions are present at the proposed 
development  site. 

 
3)  Describe any toxic or hazardous chemicals that might be stored, used, or  

produced during the project's development or construction, or at any time during the 
operating life of the project.  

 
No known toxic or hazardous chemicals will be stored, used, or produced during 
the potential project’s development or construction. 

4) Describe special emergency services that might be required.  

None known. 
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5) Proposed measures to reduce or control environmental health hazards, if any:  

No measures are proposed.   

 
b. Noise    

 
1) What types of noise exist in the area which may affect your project (for example: 

traffic, equipment, operation, other)?  

 
The predominant noise in the area is from traffic on nearby streets and the 
railroad. The at-grade train crossing across Van Giesen St. does produce noise 
in the form of train horns. 

 
2) What types and levels of noise would be created by or associated with the project on a 

short-term or a long-term basis (for example:  traffic, construction, operation, other)? 
Indicate what hours noise would come from the site. 

 
Short-term noise will be generated during the construction phase of any 
development. Long-term noise will be typical of multifamily residential uses. 

 
3) Proposed measures to reduce or control noise impacts, if any:  

 
Noise impacts produced during any future construction will be limited to 
working hours. Compliance with the City of Richland Municipal code with 
regards to noise will be followed. 

 

8. Land and Shoreline Use   
 

a. What is the current use of the site and adjacent properties? Will the proposal affect 
current land uses on nearby or adjacent properties? If so, describe.  

 
The site recently ceased operations as a Plant Nursery business (Commercial 
Use). On the west is the Richland Riders Club (a horse stable) and another 
nursery business; the Knights of Columbus meeting hall occupies the parcel 
directly to the east of the subject site; Van Giesen Street is adjacent to the 
parcel to the north; and there are various businesses and commercial uses 
located along the north side of Van Giesen St.  
 
The proposal will not adversely affect land nearby or adjacent land uses.   
 

 
b. Has the project site been used as working farmlands or working forest lands? If so, 

describe. How much agricultural or forest land of long-term commercial significance will 
be converted to other uses as a result of the proposal, if any? If resource lands have not 
been designated, how many acres in farmland or forest land tax status will be converted 
to nonfarm or nonforest use?   

  
The project site has not been used as working farmland or forest land.  There 
will not be any conversion of agricultural or forest land of long-term commercial 
significance.   

 
1) Will the proposal affect or be affected by surrounding working farm or forest land normal 
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business operations, such as oversize equipment access, the application of pesticides, 
tilling, and harvesting? If so, how:  

 
The proposal will not affect surrounding farm/forest work.  

 
c. Describe any structures on the site.  

 
There are two permanent structures on the site; a “Homestead” used for 
customer restrooms, and a main retail building. There are also several small out-
buildings related to the landscape business, all located on the northern portion 
of the parcel. 

 
d. Will any structures be demolished?  If so, what?  

 
All existing structures on site will be demolished.  
 

e. What is the current zoning classification of the site?  

 
C-3 General Business Use 
 

f. What is the current comprehensive plan designation of the site?  

 
COM-Commercial 

 
g. If applicable, what is the current shoreline master program designation of the site?  

 
Not applicable. The site is not within shoreline jurisdiction. 

 
h. Has any part of the site been classified as a critical area  by the city or county?  If so, 

specify.  

 
No. 

 

i. Approximately how many people would reside or work in the completed project?  
 
An average of 150 will work or stay on-site when the park is at full capacity.  

 
 

j. Approximately how many people would the completed project displace?  

 
No individuals will be displaced. 

 
k. Proposed measures to avoid or reduce displacement impacts, if any:  

 
None proposed. 

 
l. Proposed measures to ensure the proposal is compatible with existing and projected 

land uses and plans, if any:  
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None proposed. 

 
m. Proposed measures to ensure the proposal is compatible with nearby agricultural and 

forest lands of long-term commercial significance, if any:  

 

None proposed. 

 

9. Housing   
 

a. Approximately how many units would be provided, if any?  Indicate whether high, 
middle, or low-income housing.  

 
The proposal includes approximately 80 designated spots for recreational 
vehicles.  The RV Park will provide accommodations for travelers visiting 
Richland for brief visits as well as for those who wish to extend their stay longer, 
up to 12 months.  The RV Park could also provide an affordable and convenient 
housing option for people who come to the area on a temporary basis for 
business, such as travelling medical staff, or anyone employed on a short-term 
contract. 

 
b. Approximately how many units, if any, would be eliminated? Indicate whether high, 

middle, or low-income housing.  

 
No housing units will be eliminated.  

 

c. Proposed measures to reduce or control housing impacts, if any:  

 
None proposed. 

 

10.  Aesthetics   
 

a. What is the tallest height of any proposed structure(s), not including antennas; what is 
the principal exterior building material(s) proposed?  

 
All structures will be in accordance with the City of Richland Zoning District 
standards and the height of structures will not exceed the maximum height 
allowed. 

 
b. What views in the immediate vicinity would be altered or obstructed?  

 
The current commercial development is in view from travelers using Van Giesen 
St. The proposal will add RV spaces which will also be seen on Van Giesen St. 
and the Bypass highway/Stevens.  

 
c. Proposed measures to reduce or control aesthetic impacts, if any:  

 
Landscaping as required in the City code. 
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11.  Light and Glare   
 

a. What type of light or glare will the proposal produce?  What time of day would it mainly 
occur?  

 
Light will be typical of high density residential development. Pursuant to RMC 
23.42.220, streets and walkways shall be well-lighted. 

 
b. Could light or glare from the finished project be a safety hazard or interfere with views?  

 
Minimal impacts would result from lighting or glare. 

 
c. What existing off-site sources of light or glare may affect your proposal?  

 

Light from adjacent streets. 

 
d. Proposed measures to reduce or control light and glare impacts, if any:  

 
None proposed.   

 
12.  Recreation   
 

a. What designated and informal recreational opportunities are in the immediate vicinity?  

 

• The Richland Riders Club is located adjacent to the site (to the west) 

• The city park “W.E. Johnson Park” is less than one mile away (to the south) 

• CBRC Health & Wellness Clinic is approx. ¼ mile away (to the north) 

• Buckskin Golf Course is approx. ¼ mile away (to the north) 
 

b. Would the proposed project displace any existing recreational uses?  If so, describe.  
 

The proposed development will not displace existing recreational uses. 

 
c.  Proposed measures to reduce or control impacts on recreation, including recreation 

opportunities to be provided by the project or applicant, if any:  

 
The proposal includes a fenced dog park and over 24,000 square feet of 
recreational space.  

 

13.  Historic and cultural preservation   
 

a. Are there any buildings, structures, or sites, located on or near the site that are over 45 
years old listed in or eligible for listing in national, state, or local preservation registers 
located on or near the site? If so, specifically describe.  

 
While the structures on the site are over 45 years old, they would not be eligible 
for any special designation. 

 
b. Are there any landmarks, features, or other evidence of Indian or historic use or 

occupation? This may include human burials or old cemeteries. Are there any material 
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evidence, artifacts, or areas of cultural importance on or near the site? Please list any 
professional studies conducted at the site to identify such resources.  

 

None are known to exist on the proposed development site. 

 
c. Describe the methods used to assess the potential impacts to cultural and historic 

resources on or near the project site. Examples include consultation with tribes and the 
department of archeology and historic preservation, archaeological surveys, historic 
maps, GIS data, etc.  

 

We consulted the Washington State Department of Archaeology and Historic 

Preservation website and found the area is mapped “Survey Highly Advised: High 

Risk.”  Any future commercial development involving ground disturbance may be 

subject to regulations pertaining to this classification and any inadvertent 

discovery regulations or protocols of the City of Richland.  

 
d. Proposed measures to avoid, minimize, or compensate for loss, changes to, and 

disturbance to resources. Please include plans for the above and any permits that may 
be required.  

 

Compliance with all applicable laws pertaining to archaeological resources (RCW 

27.53, 27.44 and WAC 25-48). 

 

14.  Transportation   
 

a. Identify public streets and highways serving the site or affected geographic area and 
describe proposed access to the existing street system.  Show on site plans, if any.  

 

The site will continue to be accessed via Van Giesen St.   

 
b. Is the site or affected geographic area currently served by public transit?  If so, generally 

describe.  If not, what is the approximate distance to the nearest transit stop?  

 

Yes, public transit currently serves the site. There are two Ben Franklin Transit 

(BFT) stops on the north side of Van Giesen St, one to the east of the property and 

one to the west. Across of Van Giesen St. is a BFT Park and Ride lot. 

 

c. How many additional parking spaces would the completed project or non-project 
proposal have?  How many would the project or proposal eliminate?  

 

Parking will be required pursuant to the Code. 

 
d. Will the proposal require any new or improvements to existing roads, streets, 

pedestrian, bicycle or state transportation facilities, not including driveways? If so, 
generally describe (indicate whether public or private).  
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There are no deficiencies in the access for the present use.  

 

A technical memorandum prepared by J-U-B Engineers for the site’s 

Comprehensive Plan map amendment and rezone application includes analysis 

which considers the traffic generation that could result from different uses, and 

includes an RV park. The report concludes that there is ample storage to 

accommodate the left turn movement on the existing center two-way left-turn 

lane, would require no additional right turn treatment, and during the PM peak 

hour the Level of Service (LOS) for driveway delay would be “C”. 

  
e. Will the project or proposal use (or occur in the immediate vicinity of) water, rail, or air 

transportation?  If so, generally describe.  

 

There are existing railroad lines to the east of the property. The Richland Airport is 

approximately one mile to the north. No use of these facilities is proposed. 

 
f. How many vehicular trips per day would be generated by the completed project or 

proposal? If known, indicate when peak volumes would occur and what percentage of 
the volume would be trucks (such as commercial and nonpassenger vehicles). What 
data or transportation models were used to make these estimates?  

 

A technical memorandum prepared by J-U-B Engineers describes existing 

conditions and projects vehicle trips for the future RV park using the ITE Trip 

Generation Manual 10th Edition (Land Use 417) using 140 RV sites. RV parks 

generate 0.27 trips (65% in / 35% out) per occupied RV site during the PM peak 

hour, which would amount to 38 PM peak hour trips (25 in / 13 out) for 140 RV 

sites. 

The proposal is for approximately 75 RV sites which would result in 20.25 PM 

peak hour trips (13 in / 7 out).  

 

g.  Will the proposal interfere with, affect or be affected by the movement of agricultural 
and forest products on roads or streets in the area? If so, generally describe.  

 

No, the proposal would not affect the movement of agricultural or forest products. 

 
h. Proposed measures to reduce or control transportation impacts, if any:  

 

Any transportation impact fees will be addressed at the time of the building 

permits.  

 

15.  Public Services   
 

a. Would the project result in an increased need for public services (for example: fire 
protection, police protection, public transit, health care, schools, other)?  If so, generally 
describe.  

http://www.ecy.wa.gov/programs/sea/sepa/ChecklistGuidance.html#Transportation
http://www.ecy.wa.gov/programs/sea/sepa/ChecklistGuidance.html#Transportation
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Any proposed development is not expected to result in an increased need for 

public safety services such as police and fire, beyond that which is typical of 

such development.   

 
b. Proposed measures to reduce or control direct impacts on public services, if any.  

 

None proposed.   

 

16.  Utilities   
 

a. Circle utilities currently available at the site:   

electricity, natural gas, water, refuse service, telephone, sanitary sewer, septic 

system,  other ___________ 

 
b. Describe the utilities that are proposed for the project, the utility providing the service 

and the general construction activities on the site or in the immediate vicinity which 
might be needed.  

 
Water and Sewer: the City of Richland maintains a water line within Van Giesen St. 
yet the site is not presently connected to city water or sewer 
Electricity: City of Richland 
Refuse Service: City of Richland 
Communication: Century Link and Charter Communications are service providers 
in the area.  Ziply fiber is expected in the near future. 

 
C. Signature   

 
The above answers are true and complete to the best of my knowledge.  I understand that 
the lead agency is relying on them to make its decision. 

 
 

Signature:  _________ ____________________ 

Name of signee: MillieAnne VanDevender, AICP 

Position and Agency/Organization: Project Planner / AHBL, Inc. 

Date Submitted:  _February 23, 2023___________________ 

 

 
D. Supplemental sheet for nonproject actions  

   

(IT IS NOT NECESSARY to use this sheet for project actions) 
 

 
 
 
 
 
OMITTED 





From: MillieAnne VanDevender
To: Howie, Matthew
Cc: Morgan Neal; Paul Knutzen; Nicole Stickney
Subject: NC Ventures RV Park SUP application
Date: Thursday, March 9, 2023 11:29:29 AM

[EXTERNAL EMAIL] Exercise caution before clicking links or opening attachments.

Matthew,
 
Thank you for your call today regarding the Special Use Permit application we submitted for an RV
Park on Van Giesen.  It is my understanding that you would like us to provide clarification on the
overall size of the site where the park is proposed as well as clarification on whether or not RMC
23.42.220.O is still a requirement and if we have initiated contact with that agency.
 
First, the site is 7.22 acres. 
 
I found the code section that you were asking about and copied it below.
RMC 23.42.220.O:
“All recreational vehicle parks shall comply with rules and regulations of the Washington State Board
of Health.”
 
The project will be subject to, and comply with, any applicable rules and regulations of the
Washington State Board of Health.  It is our understanding that there are no proposals to include
items or activities at this time that would trigger such rules and regulations.  There are no plans to
construct a swimming pool at this time or to provide certain food vending activities  that would
require coordination with the Washington State Board of Health. However, if that changes, such
approval will be sought.
 
Thanks,
MillieAnne
 
MillieAnne VanDevender, AICP | Project Planner
AHBL, Inc. |  TACOMA •  SEATTLE •  SPOKANE •  TRI-CITIES

509.380.5883 TEL | 509.316.7145 DIRECT | mvandevender@ahbl.com EMAIL

 
Civil Engineers • Structural Engineers • Landscape Architects • Community Planners • Land Surveyors
Visit us at www.ahbl.com. | Follow us on LinkedIn and Facebook. | Send us a file.
 

Career Opportunities available | Learn more today!
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