
 
 
  
 
 
 
 

Richland 

CITY OF RICHLAND 
NOTICE OF APPLICATION, PUBLIC HEARING AND OPTIONAL DNS 

(PLN-T2-2025-00015 & PLN-T1-2025-00245) 
 
 
Notice is hereby given that Clover Planning and Zoning, on behalf of the property owner, Greg Markel, has filed a 
special use permit application to allow the development of a drive-through coffee stand. The coffee stand is 
proposed to be approximately 600 square feet in size with a small patio area and will be located at the corner of Lee 
Boulevard and Goethals Drive. The parcel is approximately 0.81 acres in size. For more information, please visit the 
City of Richland’s land use action website at:  
https://www.ci.richland.wa.us/departments/development-services/planning/land-use  
 
Project Site: The project site is located south of 1308 and 1312 Lee Blvd (APN 1-11983020626004). The site has a 
zoning designation of Commercial Business District (CBD), according to the City of Richland zoning code.  
 
Public Hearing: The City of Richland Hearing Examiner will conduct a public hearing and review of the application 
at 6:00 p.m., Monday, July 14, 2025, at City Hall, 625 Swift Boulevard. All interested parties are invited to participate 
in the public hearing. 
 
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 https://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 Ryan Nelson, Planner, 625 Swift Boulevard, MS-35, Richland, WA 99352. Comments may 
be emailed to planning@ci.richland.wa.us.  
 
Comment Period Starts:  June 16, 2025 
Comment Period Ends:   July 14, 2025 at 6:00 PM 
 
Written comments must be received no later than 5:00 p.m. on Thursday, July 03, 2025, to be incorporated into the 
staff report. Comments received after that time will be entered into the record during the hearing.  
 
Appeal: The application will be reviewed in accordance with the regulations in RMC Title 23 Zoning and Title 19 
Development Regulations Administration. Appeal procedures of decisions related to the above referenced 
applications are set forth in RMC Chapter 19.70. Contact the Richland Planning Division at the above referenced 
address with questions related to the available appeal process.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

https://www.ci.richland.wa.us/departments/development-services/planning/land-use
https://www.ci.richland.wa.us/
mailto:planning@ci.richland.wa.us
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Café in CBD Zone SUP – 1308 Lee Blvd. -Richland 

 
Clover Planning & Zoning, LLC 

Land Use Services Consultant  
5/25/2025 

 
To:  Richland Hearing Examiner and Planning Department Staff 
 
From:   Shane O’Neill, Senior Planner, Clover Planning & Zoning LLC 
 
Subject:  Special Use Permit to Allow a Drive-Through Café in the CBD Zone 
 
Site:  1308 Lee Blvd, Richland WA (Benton Tax Parcel #111983020626004) 
 
The owner of 1308 Lee Blvd Drive (LEE COMMERCIAL LLC) seeks land use approval to allow 
development and operation of a drive-through café located at the northwest corner of the intersection of 
Lee Blvd and Goethals Drive. The café will have a footprint of approximately 600 square feet. The 0.79-
acre parcel gains direct access from both Lee Blvd. and Goethals Drive. The site is in the Central Business 
District. A proposed site plan is included as Exhibit 1.  
 
The language below provides applicable Zoning Code regulations and responses to codified review 
criteria. City staff and the Hearing Examiner are invited to borrow any of the statements below for use 
as findings of fact, conclusions of law, and/or conditions of approval. 
 
Richland Comprehensive Plan 
The Land Use Map in Richland’s Comprehensive Plan designates the site for Commercial uses. The 
site’s C-BD zoning conforms to the site’s Commercial land use designation in the Comprehensive Plan. 
 
Richland Municipal Code  
The proposed café will offer convenient beverage service to nearby neighborhoods and passersby while 
avoiding impacts to residential areas.  The immediate vicinity lacks residential dwelling units warranting 
special consideration. The vicinity is characterized by its commercial developments, including hospital 
administrative facilities, banks, and a transit center.  
 
Richland Municipal Code 23.22.030 requires special use permit (SUP) approval for restaurants with 
drive-through window service, subject to the requirements set forth in RMC 23.42.047.  A SUP 
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application was completed using the City’s online permitting portal. This narrative is a supplement 
thereto. 
 
 RMC 23.22.020 Performance Standards (C-BD) 
E. Central Business District. New buildings shall conform to the following design standards: 

1. The maximum setback area shall only be improved with pedestrian amenities including but not 
limited to: landscaping, street furniture, sidewalks, plazas, bicycle racks, and public art. 
The site plan (Exhibit 1) provides an outdoor patio with fixed seating and a landscape area 
between the building and the Goethals Dr property line (side). The 4’ setback between the 
building and Lee Blvd. meets the setback requirement but is not wide enough to accommodate 
pedestrian amenities. Instead, an outdoor patio is proposed between the café and Goethals Drive. 
Landscaping is proposed as a buffer between the patio and Goethals Dr. These pedestrian 
amenities satisfy the spirit of this criterion by creating a direct connection between outdoor 
seating and the public road/sidewalk. 
2. Building facades facing streets shall include: 

a. Glass fenestration on 50 percent to 80 percent of the ground floor of the building facade. 
A window display cabinet, work of art, decorative grille or similar treatment may be used to 
cover an opening for concealment and to meet this standard on those portions of the ground 
floor facade where the applicant can demonstrate that the intrusion of natural light is 
detrimental to the ground floor use. Examples of such uses include, but are not limited to, 
movie theaters, museums, laboratories, and classrooms. 
b. At least two of the following architectural elements: 

i. Awnings; 
ii. Wall plane modulation at a minimum of three feet for every wall more than 50 feet 
in length; 
iii. Pilasters or columns; 
iv. Bays; 
v. Balconies or building overhangs; or 
vi. Upper story windows (comprising a minimum of 50 percent of the facade). 

Building elevations are not available at this time. Land use approval will provide the assurance 
necessary for the owner to invest in building design. A more detailed review for compliance with 
these performance standards will occur with the building permit application. The building will be 
designed with consideration for the CBD performance standards. 
3. At least one pedestrian, nonservice entrance into the building will be provided on each street 
frontage or provided at the building corner. 
Building elevations are not available at this time. Land use approval will provide the assurance 
necessary for the owner to invest in building design. A more detailed review for compliance with 
these performance standards will occur with the building permit application. A walk-up service 
window will be located on the south façade. The café is not open for customers to enter the café.  
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4. Variation of exterior building material between the ground and upper floors of multi-story 
buildings. 
Building elevations are not available at this time. Land use approval will provide the assurance 
necessary for the owner to invest in building design. A more detailed review for compliance with 
these performance standards will occur with the building permit application. The building will be 
designed with consideration for the CBD performance standards.  
5. All buildings with a flat roof shall use a modulated height parapet wall for wall lengths 
greater than 50 feet. The modulation of parapet heights is encouraged to identify building 
entrances. 
Building elevations are not available at this time. Land use approval will provide the assurance 
necessary for the owner to invest in building design. A more detailed review for compliance with 
these performance standards will occur with the building permit application. However, this 
criteria will be moot since the proposed building is less than 50 feet in any dimension.  
6. All new buildings that utilize parapet walls shall include a projecting cornice detail to create a 
prominent edge. 
Building elevations are not available at this time. Land use approval will provide the assurance 
necessary for the owner to invest in building design. A more detailed review for compliance with 
these performance standards will occur with the building permit application.  
7. Public street and sidewalk improvements are required per Richland Municipal Code to 
implement approved street cross-sections. Curb cuts are encouraged to be located adjacent to 
property lines and shared with adjacent properties, via joint access agreement. 
The development is located adjacent to two fully developed roadways. The existing driveways 
benefit from a cross-access and shared parking agreement with the adjacent parking lot serving a 
closed grocery store.   
8. Service bays, loading areas, refuse dumpsters, kitchen waste receptacles, outdoor storage 
locations, and rooftop mechanical equipment shall be located away from public rights-of-way via 
site planning and screened from view with landscaping, solid screening or combination. 
The café will share refuse receptacles with the on-site restaurant. New outdoor trash receptacles 
are not proposed in association with the café. Outdoor mechanical equipment (HVAC) will be 
screened from view. The building will be designed with consideration for the CBD performance 
standards. 
9. Alternative Design. In the event that a proposed building and/or site does not meet the literal 
standards identified in this section, or the maximum setback standards set forth in 
RMC 23.22.040 or the maximum parking standards set forth in RMC 23.22.050, a project 
representative may apply to the Richland planning commission for a deviation from these site 
design standards. The Richland planning commission shall consider said deviation and may 
approve any deviation based on its review and a determination that the application meets the 
following findings: 

https://www.codepublishing.com/WA/Richland/#!/Richland23/Richland2322.html#23.22.040
https://www.codepublishing.com/WA/Richland/#!/Richland23/Richland2322.html#23.22.050
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a. That the proposal would result in a development that offers equivalent or superior site 
design than conformance with the literal standards contained in this section; and 
b. The proposal addresses all applicable design standards of this section in a manner which 
fulfills their basic purpose and intent; and 
c. The proposal is compatible with and responds to the existing or intended character, 
appearance, quality of development and physical characteristics of the subject property and 
immediate vicinity. 

The site plan complies with the setback requirements of the CBD zone. Lee Blvd. is the front lot 
line (RMC 23.06.575) and is subject to a setback of 0’ to 20’. The proposed front (Lee Blvd) 
setback is 4 feet. The property line bordering Goethals Dr is a side lot line (RMC 23.06.580). There 
is no setback (i.e. zero feet) requirement applicable to the side lot line.   

 CBD Zone Development Standards 
RMC 23.22.040 provides minimum building setbacks. The site requirements and development standards 
for commercial use districts are provided in RMC 23.22.040. The table below provides the minimum 
requirements affecting this site and the proposed dimensions:  

Dimension CBD Requirements Proposed Dimension 
Side Yard Setback 0 feet  37.4 feet 
Front Yard Setback 0-20 feet *3 4 feet (Goethals) 6’ west PL 
Rear Setback 0 feet 100 feet + 
Building Height 110 feet 25 feet (or less) 

*3 Unless a greater setback is required by Chapter 12.11 RMC, Intersection Sight Distance 
 

General Provisions and Special Conditions 
23.42.047 Businesses with drive-through window service. 
When permitted in a use district as a special use, restaurants with drive-through window service shall 
be designed and operated substantially in compliance with the following requirements and conditions in 
addition to those set forth in Chapter 23.22 RMC: 

A. Vehicular Access and Circulation. 
1. Design plans shall provide for the safe and efficient movement of vehicles entering, using and 
exiting the site; 

The site plan illustrates a succinct customer vehicle service queuing lane entering and exiting the site 
using the full-access driveways connecting to Lee Blvd. and Goethals Drive. The Goethals Drive 
driveway is thirty (30) feet wide. The Lee Blvd. driveway is forty-four (44) feet wide. Both driveways 
currently provide access without causing congestion. The site plan implements maximum spatial 
efficiency for vehicle circulation; entry from Goethals Drive and exiting onto Lee Blvd.  The site plan 
relies on the two existing full-access driveways. Vehicles exiting the service lane will have the choice of 
using either driveway to exit the site.   
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2. The internal circulation on the site shall provide for pedestrian access from parking lots to the lobby 
entrance(s) without traversing the vehicular stacking lane(s) for the drive-through window service; 

This criterion appears to be aimed at buildings offering walk-in customer service(s) to ensure pedestrian 
safety. This development does not contain a lobby entrance. Walk-up service is offered directly from the 
sidewalk on Lee Blvd. Walk-up customers do not have to cross vehicle queuing lands or drive isles for 
service. On-site parking requirements for the café are satisfied in the queuing lane and in the parking 
areas immediately north of the café. 
 
A close examination of the wording of this criterion indicates that the proposal is not subject to this 
standard due to a lack of “lobby entrance(s)”.  There are instances of stores and sit-down restaurants also 
having drive-through windows where it would be paramount to ensure regular walk-in customers are not 
put at risk by having to cross queuing lanes. That scenario does not exist in this proposal.  
 

B. The drive-through window service vehicular stacking lane(s) shall be of sufficient length to provide 
for anticipated average monthly peak volumes, and in any case shall meet the minimum requirements set 
forth in RMC 23.54.020; 
RMC 23.54.020(E)(5) requires 5 parking stalls per window with a minimum of 8 stalls. In confirming 
staff’s administration of this section, it has been determined the 8-stall minimum includes vehicle 
queueing. This proposal offers 8+ vehicles to be in-queue. The CBD zone does not impose off-street 
parking requirements. The proposed parking and queueing counts are consistent with other similar 
drive-through cafes throughout the greater Tri-Cities area.   
 
C. The design, signage, and operational characteristics of the establishment shall prevent or discourage 
vehicles from waiting for service on public sidewalks or streets; 
The site plan orients customer access to the café from the driveway connecting to Goethals Drive. The 
location of the café is designed to maximize the separation from the Goethals Dr driveway, thereby 
reducing the chances of queuing spilling into the public right-of-way. The development is not planned to 
install new freestanding signage. Most likely a wall-mounted sign will be used.  
 
D. No communication systems shall exceed a measurement of 55 decibels at any residential property line 
adjoining the site; 
Outdoor communications systems are not part of the business model. Modern technology employed may 
include waiters with handheld tablets, walking to customer vehicles to take orders. No outdoor speakers 
will be used.  
 
E. Businesses with drive-through window service are not permitted within the parkway district.  
The site is located outside of the Parkway District. 
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This proposal has been developed with close consideration of the controlling C-BD zoning district 
dimensional standards and with the Special Use Permit review criteria. We encourage Planning Staff and 
the Hearing Examiner to find the same.  
 
Please reach out to Clover Planning & Zoning LLC if your review would benefit from any additional 
information.  
 
Sincerely, 

Shane O’Neill 
Shane O’Neill 
Clover Planning & Zoning LLC 
www.planclover.com 
(509)713-4560 
planclover@outlook.com 
 
Exhibit List 

1) Site Plan 
2) Maps 
3) Vicinity Images 
4) Vicinity video https://youtu.be/-OtlzpnQzuY  

mailto:planclover@outlook.com
https://youtu.be/-OtlzpnQzuY
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SEPA1 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.

 
1 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/Checklist-guidance 

https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/Checklist-guidance
Ballard, Laura (ECY)
Use this template for Short Reports that are 12 pages or LESS including appendices. This type of report does not include a table of contents. 

Detailed instructions are located at the end of the template if needed.

rnelson
Text Box
City of Richland (COR) supplemental information is in red
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A. Background  
Find help answering background questions2 
1. Name of proposed project, if applicable: 

Heyden Drive-Through Cafe 

2. Name of applicant:  

Shane O’Neill, Clover Planning & Zoning LLC 

3. Address and phone number of applicant and contact person:  

Shane O’Neill, (509)713-4560, 6904 Rogue Drive, Pasco, WA 99301 

4. Date checklist prepared:  

April 11, 2025 

5. Agency requesting checklist: 

City of Richland 

6. Proposed timing of schedule (including phasing, if applicable): 

Construction begins July 2025 and may be completed by Spring 2026. 

7. Do you have any plans for future additions, expansion, or further activity related to or 
connected with this proposal? If yes, explain. 

No 

8. List any environmental information you know about that has been prepared, or will be 
prepared, directly related to this proposal. 

None 

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. 

A Special Use Permit application with the City of Richland is a required land use approval 

10. List any government approvals or permits that will be needed for your proposal, if known. 

A Special Use Permit application with the City of Richland is a required land use approval 

11. Give a 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.) 

Development of a portions of a 0.7-acre site in the Central Business District with a 600 
square foot drive-through café. Café development includes parking stall restriping and drive 
isles, patio seating and landscaping.  

 
2 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-
guidance/SEPA-Checklist-Section-A-Background 

https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-A-Background
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Site development does not propose increased impervious surfaces. Impervious surfaced will 
be reduced.  

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. 

1308 Lee Blvd, Richland, Washington. The site is at the northwest corner of Goethals Drive 
and Lee Blvd. Site plan included herewith.  

B. Environmental Elements 
1. Earth 
Find help answering earth questions3 

a. General description of the site:  

Circle or highlight one: Flat, rolling, hilly, steep slopes, mountainous, other: 

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

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. 

 Finley fine sandy loam, 0 to 2 percent slopes, (NRCS map attached) 

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

No 

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. 

No more than 50 cubic yards, no net fill or export. 

f. Could erosion occur because of clearing, construction, or use? If so, generally describe. 

Wind erosion is possible during construction only.  

 
3 https://ecology.wa.gov/regulations-permits/sepa/environmental-review/sepa-guidance/sepa-checklist-
guidance/sepa-checklist-section-b-environmental-elements/environmental-elements-earth 

https://ecology.wa.gov/regulations-permits/sepa/environmental-review/sepa-guidance/sepa-checklist-guidance/sepa-checklist-section-b-environmental-elements/environmental-elements-earth
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g. About what percent of the site will be covered with impervious surfaces after project 
construction (for example, asphalt or buildings)? 

95% impervious surfaces from the building and parking/driving asphalt. This is a 
reduction of impervious surfaces as compared to the existing condition.  

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

Temporary erosion and sediment control measures include silt fencing and site watering 
during construction.  

2. Air  
Find help answering air questions4 
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.  

Construction vehicle combustion engine emissions and customer vehicles will be 
generated in the short and long term. Emission cannot be reasonably quantified.  

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

No 

c. Proposed measures to reduce or control emissions or other impacts to air, if any: 

Integrated vehicle emission control technologies 

3. Water  
Find help answering water questions5 

a. Surface:  
Find help answering surface water questions6  

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 

 
4 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-
guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-Air 
5 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-
guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-3-Water 
6 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-
guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-3-Water/Environmental-
elements-Surface-water 

https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-Air
https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-3-Water
https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-3-Water/Environmental-elements-Surface-water
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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 a 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 

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:  
Find help answering ground water questions7 

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 a general description, purpose, and approximate quantities if known.  

No 

2.  Describe waste material that will be discharged into the ground from septic tanks 
or other sources, if any (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. 

None 

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.  

 
7 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-
guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-3-Water/Environmental-
elements-Groundwater 

https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-3-Water/Environmental-elements-Groundwater
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Stormwater will be captured and infiltrated on-site using infiltration trench(es), bio-
swale(s) and/or the existing stormwater vault.  

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

Not as part of this proposal. 

3.  Does the proposal alter or otherwise affect drainage patterns in the vicinity of the 
site? If so, describe.  

No 

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

Stormwater will be captured and infiltrated on-site using infiltration trench(es), bio-
swale(s) and/or the existing stormwater vault.  

4. Plants  
Find help answering plants questions 

a. Check the types of vegetation found on the site: None 

☐ deciduous tree: alder, maple, aspen, other 

☐ evergreen tree: fir, cedar, pine, other 

☐ shrubs 

☐ grass 

☐ pasture 

☐ crop or grain 

☐ orchards, vineyards, or other permanent crops. 

☐ wet soil plants: cattail, buttercup, bullrush, skunk cabbage, other 

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

☐ other types of vegetation 

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

None 

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

None. PHS map attached.  

d. Proposed landscaping, use of native plants, or other measures to preserve or enhance 
vegetation on the site, if any.  

Locally available grasses and/or shrubs will be planted along beside the patio, by 
Goethals.  

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

https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-4-Plants
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The site lacks vegetation.  

5. Animals  
Find help answering animal questions8 

a. List any birds and other animals that 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: 

none 

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

none 

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

Richland lies within the Pacific Flyway  

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

None 

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

None 

6. Energy and natural resources 
Find help answering energy and natural resource questions9 

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. 

Electric for air heating and cooling and for water heating 

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

No 

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.  

2021 WSEC construction compliance  

 
8 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-
guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-5-Animals 
9 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-
guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-6-Energy-natural-resou 

https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-5-Animals
https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-6-Energy-natural-resou
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7. Environmental health 
Health Find help with answering environmental health questions10 

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

No 

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

None. 

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.  

None. 

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. 

None 

4. Describe special emergency services that might be required. 

Police, fire, ambulance 

5. Proposed measures to reduce or control environmental health hazards, if any. 

OSHA protocol compliance, sewer connection 

b. Noise 

1. What types of noise exist in the area which may affect your project (for example: 
traffic, equipment, operation, other)? 

None 

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)? 

Passenger vehicle idling noise will be cloaked by the traffic noise associated with the 
adjacent roadways and further mitigated by ample separation from other buildings.  

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

Mitigation measures are not warranted.  

 
10 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-
guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-7-Environmental-health 

https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-7-Environmental-health
rnelson
Text Box
COR: According to WA Dept of Ecology, Cleanup and Tank Search, the property directly across Lee Blvd to the south (1315 Lee Blvd) was a gas station from early 1950s until 1999. The site had 5 underground storage tanks which leaked petroleum into the soil. Clean up has started and is currently being monitored (DOE Cleanup Site ID #7128).
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8. Land and shoreline use  
Find help answering land and shoreline use questions11 

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.  

Site – Restaurants 

North – Tavern 

West – Retail Commercial (closed) 

East – Hospital administrative offices 

South – Automotive repair 

The proposed café will not negatively impact the surrounding land uses. The café will 
provide convenient access to refreshments to pedestrians. 

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 because 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? 

No 

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

No/NA 

c. Describe any structures on the site. 

Two restaurant buildings. 

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

No 

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

CBD (Central Business District) 

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

Commercial 

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

NA 

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

 
11 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-
guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-8-Land-shoreline-use 

https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-8-Land-shoreline-use


SEPA Environmental checklist  September 2023 Page 10 
(WAC 197-11-960) 

No 

i. Approximately how many people would reside or work in the completed project?  

Approximately 3 employees 

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

Zero 

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

None warranted 

l.  Proposed measures to ensure the proposal is compatible with existing and projected 
land uses and plans, if any.  

Zoning code review and compliance will be analyzed through the special/conditional use 
permit review process.  

m.  Proposed measures to reduce or control impacts to agricultural and forest lands of 
long-term commercial significance, if any: 

None warranted 

9. Housing  
Find help answering housing questions12 

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

Zero 

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

Zero 

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

None warranted 

10. Aesthetics  
Find help answering aesthetics questions13 

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

Up to fifteen-foot-tall structure. Stucco, metal and Hardi-board 

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

None 

 
12 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-
guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-9-Housing 
13 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-
guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-10-Aesthetics 

https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-9-Housing
https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-10-Aesthetics
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c.  Proposed measures to reduce or control aesthetic impacts, if any: 

Franchise design requirements ensure attractive outward appearance. 

11. Light and glare  
Find help answering light and glare questions14 

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

None 

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

No 

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

None will affect the new café. 

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

Outdoor lighting is shielded from the horizontal plane to eliminate light trespass.  

12. Recreation  
Find help answering recreation questions 

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

The Urban Greenway Trail (UGT) is to the west at Stevens Drive/Lee Blvd. 

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

No 

c. Proposed measures to reduce or control impacts on recreation, including recreation 
opportunities to be provided by the project or applicant, if any:  

Mitigation measures are not warranted. 

13. Historic and cultural preservation  
Find help answering historic and cultural preservation questions15 

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? If so, specifically describe.  

No 

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 

 
14 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-
guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-11-Light-glare 
15 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-
guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-13-Historic-cultural-p 

https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-11-Light-glare
https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-12-Recreation
https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-12-Recreation
https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-13-Historic-cultural-p
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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. 

No 

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. 

Visual surface inspection. The site was previously excavated.  

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.  

Excavation will cease if artifacts are uncovered. Local Tribes and DAHP will be consulted 
immediately for further direction.  

14. Transportation  
Find help with answering transportation questions16 

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. 

Goethals Drive adjacent to the site is a Local roadway. Lee Blvd adjacent to the site is a 
Major Collector. 

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?  

Goethals Drive is part of Ben-Franklin Transit bus route # 25. 

c. 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).  

No. Adjacent roads are fully developed. 

d. Will the project or proposal use (or occur in the immediate vicinity of) water, rail, or 
air transportation? If so, generally describe. 

No 

e. 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? 

Coffee/Donut Shop with Drive-Through, No Indoor Seating Land Use Code 938 

 
16 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-
guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-14-Transportation 

https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-14-Transportation
rnelson
Text Box
COR: Ben Franklin Transit (BFT) has a transit center to the north of the proposed project (corner of Knight Street and Goethals Drive). Routes that currently use the Lee Blvd. and Goethals Dr. intersection are:
Routes 20, 25,123, and 240x. 
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According to the 11th Edition of the ITE Trip Generation Manual, the café will generate 
up to 176 vehicle trips per day.  

f. 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 

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

The café has been located to maximize vehicle queuing storage capacity to prevent 
obstructing pedestrian facilities and traffic on public roadways.  

15. Public services 
Find help answering public service questions17 

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. 

Reasonably, no.  

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

Mitigation measures are not warranted.  

16. Utilities  
Find help answering utilities questions18 

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. 

Connections will be made to the existing municipal sewer, water and power stubs.  

C. Signature  
Find help about who should sign19 

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. 

 
17 https://ecology.wa.gov/regulations-permits/sepa/environmental-review/sepa-guidance/sepa-checklist-
guidance/sepa-checklist-section-b-environmental-elements/environmental-elements-15-public-services 
18 https://ecology.wa.gov/regulations-permits/sepa/environmental-review/sepa-guidance/sepa-checklist-
guidance/sepa-checklist-section-b-environmental-elements/environmental-elements-16-utilities 
19 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-
guidance/SEPA-Checklist-Section-C-Signature 

https://ecology.wa.gov/regulations-permits/sepa/environmental-review/sepa-guidance/sepa-checklist-guidance/sepa-checklist-section-b-environmental-elements/environmental-elements-15-public-services
https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-16-Utilities
https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-C-Signature
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Recoverable Signature

X Shane O'Neill (UCC 1-308)

Signed by: fbf29b3f-4f80-4177-a46d-39faa088cdc4  

Type name of signee: Shane O’Neill 

Position and agency/organization: Senior Planner, Clover Planning & Zoning Land Use 
Consultant.  

Date submitted: 4/10/2025 

D. Supplemental sheet for non-project actions  
Find help for the non-project actions worksheet20 
Do not use this section for project actions. 

Because these questions are very general, it may be helpful to read them in conjunction with 
the list of the elements of the environment. 

When answering these questions, be aware of the extent the proposal, or the types of activities 
likely to result from the proposal, would affect the item at a greater intensity or at a faster rate 
than if the proposal were not implemented. Respond briefly and in general terms. 

1. How would the proposal be likely to increase discharge to water; emissions to air; 
production, storage, or release of toxic or hazardous substances; or production of 
noise? 

 

• Proposed measures to avoid or reduce such increases are: 

 

2. How would the proposal be likely to affect plants, animals, fish, or marine life? 

 

• Proposed measures to protect or conserve plants, animals, fish, or marine life are: 

 

3. How would the proposal be likely to deplete energy or natural resources? 

 

• Proposed measures to protect or conserve energy and natural resources are: 

 

 
20 https://ecology.wa.gov/regulations-permits/sepa/environmental-review/sepa-guidance/sepa-checklist-
guidance/sepa-checklist-section-d-non-project-actions 

https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-D-Non-project-actions
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4. How would the proposal be likely to use or affect environmentally sensitive areas or 
areas designated (or eligible or under study) for governmental protection, such as 
parks, wilderness, wild and scenic rivers, threatened or endangered species habitat, 
historic or cultural sites, wetlands, floodplains, or prime farmlands? 

 

• Proposed measures to protect such resources or to avoid or reduce impacts are: 

 

5.  How would the proposal be likely to affect land and shoreline use, including whether it 
would allow or encourage land or shoreline uses incompatible with existing plans?  

 

• Proposed measures to avoid or reduce shoreline and land use impacts are: 

 

6.  How would the proposal be likely to increase demands on transportation or public 
services and utilities? 

 

• Proposed measures to reduce or respond to such demand(s) are: 

 

7.  Identify, if possible, whether the proposal may conflict with local, state, or federal laws 
or requirements for the protection of the environment.  
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The soil surveys that comprise your AOI were mapped at 
1:20,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause 
misunderstanding of the detail of mapping and accuracy of soil 
line placement. The maps do not show the small areas of 
contrasting soils that could have been shown at a more detailed 
scale.

Please rely on the bar scale on each map sheet for map 
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL: 
Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator 
projection, which preserves direction and shape but distorts 
distance and area. A projection that preserves area, such as the 
Albers equal-area conic projection, should be used if more 
accurate calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as 
of the version date(s) listed below.

Soil Survey Area: Benton County Area, Washington
Survey Area Data: Version 20, Aug 27, 2024

Soil map units are labeled (as space allows) for map scales 
1:50,000 or larger.

Date(s) aerial images were photographed: Jun 26, 2022—Jun 
27, 2022

The orthophoto or other base map on which the soil lines were 
compiled and digitized probably differs from the background 
imagery displayed on these maps. As a result, some minor 
shifting of map unit boundaries may be evident.
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Map Unit Legend

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

FeA Finley fine sandy loam, 0 to 2 
percent slopes

0.2 100.0%

Totals for Area of Interest 0.2 100.0%
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