
 
PLANNING DEPARTMENT 

PO BOX 6108 ▪ 210 W. 6TH AVENUE, KENNEWICK, WA 99336 
PHONE: (509) 585-4275     FAX: (509) 585-4442 

  

 
CITY OF KENNEWICK HEARING EXAMINER 

Andrew Kottkamp, Hearing Examiner 
 

 

AGENDA 
 

MONDAY, JUNE 9, 2025  
6:00 P.M. 

CITY OF KENNEWICK  
**HYBRID COUNCIL CHAMBERS & VIRTUAL MEETING** 

210 W. 6TH AVE, KENNEWICK, WA 99336 
 

Procedure for Participation  
• Please register and sign in to Zoom if you wish to receive a copy of the decision when it is 

issued and if you plan to give testimony virtually. 
• When recognized by the Examiner, state your name, address and whether you are representing 

only yourself or others.  
• All remarks, comments, and questions should be addressed to the Hearing Examiner and not to 

the audience or parties. You may offer written comments or other items (such as photographs) 
to the Hearing Examiner as an exhibit for the permanent record. Please provide at least three 
(3) copies of each item submitted: one copy for the Hearing Examiner, one for the Official 
Record, and one for Staff). During an Appeal Hearing, if the appellant and the applicant are 
different parties, then a fourth copy of all documentation is requested. 

 

I. CALL TO ORDER 
 

II. PROCEDURAL INFORMATION 
 

III. PUBLIC HEARING 
A. Preliminary Plat (SUB-2025-0001), “Clearwater North Phase 2” proposing to 

subdivide 11.08 acres into 75 lots located at 10600, 10314, 10072, and 9678 W. 
Clearwater Avenue. The site is currently zoned Residential, High (RH), the 
Comprehensive Plan designation is High Density Residential. The applicant is 
Robert McLeod, Knutzen Engineering, 5401 Ridgeline Dr. #160, Kennewick, WA 
99338.  Property owner is Strizhaks Haven Ranch, LLC, 105609 E. Wiser Pkwy, 
Kennewick, WA 99338. 

 

IV. ADJOURN 
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Staff Report Date:   3 June 2025 

 
Public Hearing  
Date and Location:  9 June 2025, City Council Chambers / Online Hybrid 

 
Report Prepared By:   Joseph Laris, Assistant Planner 

 
Report Reviewed By: Steve Donovan, AICP, Planning Manager 

 
Summary  
Recommendation:   The City of Kennewick RECOMMENDS APPROVAL with 

conditions of Preliminary Plat SUB-2025-0001. 
 

Summary of Proposal: A Preliminary Plat proposed to subdivide 4 lots totaling 11.8 
acres into 75 lots.   

   
Proposal Location: Addresses: 10600 W Clearwater Ave, 10314 W Clearwater 

Ave, 10072 W Clearwater Ave, 9678 W Clearwater Ave 
Parcel Numbers: 101884BP5063027, 101884BP5063007, 
101884BP5063008, 101884BP5063022 

 
Legal Description: Lot 1: 

THAT PORTION OF CITY OF KENNEWICK BINDING SITE 
PLAN RECORDED IN VOLUME 1 OF SURVEYS AT PAGE 
5063, UNDER AUDITOR'S FILE NUMBER 2018-026507, 
RECORDS OF BENTON COUNTY, WASHINGTON, MORE 
PARTICULARLY DESCRIBED AS FOLLOWS: COMMENCING 
AT THE SOUTHEAST CORNER OF LOT 1 OF SAID SURVEY; 
THENCE NORTH 59°05'52" EAST, ALONG THE 
SOUTHEASTERLY LINE OF SAID SURVEY, A DISTANCE OF 
495.19 FEET; THENCE NORTH 59°05'57" EAST, ALONG 
SAID LINE, A DISTANCE OF 357.46 FEET TO THE 
BEGINNING OF A CURVE CONCAVE TO THE NORTHWEST 
HAVING A RADIUS OF 2660.00 FEET; THENCE 
NORTHEASTERLY ALONG THE ARC OF SAID CURVE, AND 
ALONG SAID LINE, THROUGH A CENTRAL ANGLE OF 
12°09'51" A DISTANCE OF 564.73 FEET; THENCE NORTH 
46°54'23" EAST, ALONG SAID LINE, A DISTANCE OF 230.85 

 
 

 

 
 

COMMUNITY PLANNING DEPARTMENT 
 

STAFF REPORT AND RECOMMENDATION TO 
THE HEARING EXAMINER 

 
FILE NO: SUB-2025-0001 
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FEET TO THE NORTHEASTERLY MARGIN OF THE 
BONNEVILLE POWER ADMINISTRATION RIGHT-OF-WAY 
AND THE TRUE POINT OF BEGINNING; THENCE, LEAVING 
SAID LINE, NORTH 38°11'10" WEST, ALONG SAID MARGIN, 
A DISTANCE OF 271.04 FEET; THENCE, LEAVING SAID 
MARGIN, NORTH 46°54'58" EAST A DISTANCE OF 225.98 
FEET TO THE BEGINNING OF A NON-TANGENT CURVE 
CONCAVE TO THE SOUTHEAST HAVING A RADIUS OF 
2710.24 FEET, AND FROM WHICH POINT THE CHORD 
BEARS NORTH 47°12'32" EAST A DISTANCE OF 27.48 
FEET; THENCE NORTHEASTERLY ALONG THE ARC OF 
SAID CURVE THROUGH A CENTRAL ANGLE OF 0°34'51" A 
DISTANCE OF 27.48 FEET TO THE NORTHWEST CORNER 
OF LOT 7 OF SAID SURVEY; THENCE SOUTH 41°45'10" 
EAST ALONG THE WEST LINE OF SAID LOT 7 A DISTANCE 
OF 270.61 FEET TO THE SOUTHEASTERLY LINE OF SAID 
SURVEY AND THE BEGINNING OF A NON-TANGENT 
CURVE CONCAVE TO THE SOUTHEAST HAVING A RADIUS 
OF 2440.00 FEET AND FROM WHICH POINT THE CHORD 
BEARS NORTH 47°35'18" EAST A DISTANCE OF 55.96 
FEET; THENCE SOUTHWESTERLY ALONG THE ARC OF 
SAID CURVE THROUGH A CENTRAL ANGLE OF 1°18'50" A 
DISTANCE OF 55.96 FEET; THENCE SOUTH 46°54'23" 
WEST, ALONG SAID LINE, A DISTANCE OF 214.36 FEET TO 
THE POINT OF BEGINNING. (AF# 2023-006863, 04/14/2023) 
70567 SQF 
Lot 2: 
SECTION 1, TOWNSHIP 8 NORTH, RANGE 28 EAST, 
QUARTER SE: BINDING SITE PLAN #5063, LOT 7. 
RECORDED IN VOLUME 1 OF SURVEYS AT PAGE 5063, 
RECORDS OF BENTON COUNTY, WASHINGTON. ALSO 
KNOWN AS, A PARCEL OF LAND LOCATED IN THE 
SOUTHWEST QUARTER OF SECTION 1 OF TOWNSHIP 8 
NORTH IN RANGE 28 EAST, W.M., CITY OF KENNEWICK, 
COUNTY OF BENTON, WASHINGTON, DESCRIBED MORE 
PARTICULARLY AS FOLLOWS: COMMENCING AT THE 
SOUTHWEST CORNER OF THE SOUTHWEST QUARTER 
OF SECTION 1, THENCE NORTH 86°08’20” EAST ALONG 
THE SOUTH LINE OF SAID SOUTHWEST QUARTER OF 
SECTION 1 A DISTANCE OF 770.25 FEET TO A POINT ON 
THE NORTH RIGHT OF WAY LINE OF WEST CLEARWATER 
AVENUE; THENCE NORTH 59°04’57” EAST ALONG THE 
NORTH RIGHT OF WAY LINE OF WEST CLEARWATER 
AVENUE A DISTANCE OF 493.96 FEET; THENCE 
CONTINUING NORTH 59°05’02” EAST ALONG SAID NORTH 
RIGHT OF WAY LINE A DISTANCE OF 366.72 FEET; 
THENCE ALONG SAID RIGHT OF WAY LINE WITH A CURVE 
TURNING TO THE LEFT WITH AN ARC LENGTH OF 564.97 
FEET, WITH A RADIUS OF 2660.00 FEET; WITH A CHORD 
BEARING OF NORTH 52°59’58” EAST AND A CHORD 
LENGTH OF 563.91 FEET; THENCE NORTH 46°54’53” EAST 
A DISTANCE OF 444.41 FEET; THENCE WITH A CURVE 
TURNING TO THE RIGHT WITH AN ARC LENGTH OF 56.69 
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FEET, WITH A RADIUS OF 2440.00 FEET, WITH A CHORD 
BEARING OF NORTH 47°34’49” EAST, WITH A CHORD 
LENGTH OF 56.69 FEET TO THE TRUE POINT OF 
BEGINNING; THENCE NORTH 41°45’15” WEST A DISTANCE 
OF 270.62 FEET; THENCE WITH A CURVE TURNING TO 
THE RIGHT WITH AN RC LENGTH OF 413.14 FEET, WITH A 
RADIUS OF 2710.24 FEET, WITH A CHORD BEARING OF 
NORTH 51°51’45” EAST, WITH A CHORD LENGTH OF 412.74 
FEET; THENCE SOUTH 33°46’14” EAST A DISTANCE OF 
276.02 FEET TO A POINT ON THE NORTH RIGHT OF WAY 
LINE OF WEST CLEARWATER AVE; THENCE ALONG SAID 
RIGHT OF WAY LINE WITH A CURVE TURNING TO THE 
LEFT WITH AN ARC LENGTH OF 375.05 FEET, WITH A 
RADIUS OF 2440.00 FEET, WITH A CHORD BEARING OF 
SOUTH 52°38’58” WEST, WITH A CHORD LENGTH OF 
374.68 FEET, TO THE TRUE POINT OF BEGINNING. 
(BOUNDARY LINE ADJUSTMENT PER AF#2018-026507, 
09/06/2018) 
Lot 3: 
SECTION 1, TOWNSHIP 8 NORTH, RANGE 28 EAST, 
QUARTER SE: BINDING SITE PLAN #5063, LOT 8. 
RECORDED IN VOLUME 1 OF SURVEYS AT PAGE 5063, 
RECORDS OF BENTON COUNTY, WASHINGTON. ALSO 
KNOWN AS, A PARCEL OF LAND LOCATED IN THE EAST 
HALF OF THE SOUTHWEST QUARTER AND THE WEST 
HALF OF THE SOUTHEAST QUARTER OF SECTION 1 OF 
TOWNSHIP 8 NORTH IN RANGE 28 EAST, W.M., CITY OF 
KENNEWICK, COUNTY OF BENTON, WASHINGTON, 
DESCRIBED MORE PARTICULARLY AS FOLLOWS: 
COMMENCING AT THE SOUTHWEST CORNER OF THE 
SOUTHWEST QUARTER OF SECTION 1, THENCE NORTH 
86°08’20” EAST ALONG THE SOUTH LINE OF SAID 
SOUTHWEST QUARTER OF SECTION 1 A DISTANCE OF 
770.25 FEET TO A POINT ON THE NORTH RIGHT OF WAY 
LINE OF WEST CLEARWATER AVENUE; THENCE NORTH 
59°04’57” EAST ALONG THE NORTH RIGHT OF WAY LINE 
OF WEST CLEARWATER AVE A DISTANCE OF 493.96 
FEET; THENCE CONTINUING NORTH 59°05’02” EAST 
ALONG SAID NORTH RIGHT OF WAY LINE A DISTANCE OF 
366.72 FEET; THENCE ALONG SAID RIGHT OF WAY LINE 
WITH A CURVE TO THE LEFT WITH AN ARC LENGTH OF 
564.97 FEET, A RADIUS OF 2660.00 FEET, WITH A CHORD 
BEARING OF NORTH 52°59’58” EAST AND A CHORD 
LENGTH OF 563.91 FEET; THENCE NORTH 46°54’53” EAST 
ALONG SAID RIGHT OF WAY LINE A DISTANCE OF 444.41 
FEET; THENCE ALONG SAID RIGHT OF WAY LINE WITH A 
CURVE TO THE RIGHT WITH AN ARC LENGTH OF 431.75 
FEET, WITH A RADIUS OF 2440.00 FEET, WITH A CHORD 
BEARING OF NORTH 51°59’01” EAST AND A CHORD 
LENGTH OF 431.18 FEET TO THE TRUE POINT OF 
BEGINNING; THENCE NORTH 33°46’14” WEST A DISTANCE 
OF 276.02 FEET; THENCE WITH A CURVE TURNING TO 
THE RIGHT WITH AN ARC LENGTH OF 522.14 FEET, WITH 
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A RADIUS OF 2710.24 FEET, WITH A CHORD BEARING OF 
NORTH 61°44’55” EAST, WITH A CHORD LENGTH OF 521.34 
FEET; THENCE SOUTH 22°01’49” EAST A DISTANCE OF 
282.59 FEET TO A POINT ON THE NORTH RIGHT OF WAY 
LINE OF WEST CLEARWATER AVE; THENCE ALONG SAID 
RIGHT OF WAY LINE WITH A CURVE TURNING TO THE 
LEFT WITH AN ARC LENGTH OF 464.91 FEET, WITH A 
RADIUS OF 2440.00 FEET, WITH A CHORD BEARING OF 
SOUTH 62°30’41” WEST, WITH A CHORD LENGTH OF 
464.21 FEET, TO THE TRUE POINT OF BEGINNING. 
(BOUNDARY LINE ADJUSTMENT PER AF#2018-026507, 
09/06/2018) 
Lot 4: 
LOTS 9 AND 10 OF CITY OF KENNEWICK BINDING SITE 
PLAN RECORDED IN VOLUME 1 OF SURVEYS AT PAGE 
5063, UNDER AUDITOR'S FILE 2018-026507, RECORDED 
OF BENTON COUNTY, WASHINGTON (BOUNDARY LINE 
ADJUSTMENT AF#2022-026341, 08/09/2022). 
 

Property Owner(s): STRIZHAKS HAVEN RANCH LLC 
105609 E WISER PKWY 
KENNEWICK, WA 99338 

  
Applicant &  Knutzen Engineering c/o: Robert McLeod 
Engineer: 5401 Ridgeline Dr Unit 160 
 Kennewick, WA 99338 
  
Surveyor:   AHBL c/o: John Becker 
 9825 Sandifur Parkway Suite A 
 Pasco, WA 99301 

     
Approval Criteria:  

1. Comprehensive Plan – Land Use 
2. Kennewick Municipal Code (KMC) Title 18 – Zoning 
3. KMC Title 17 – Subdivisions 
4.  KMC Section 5.56 – Public Works Construction Standards 
5. Washington State Environmental Policy Act 

 
 
 

Preliminary Plat Key Application Processing Dates: 
Pre-Application/Feasibility Meeting 8 January 2025 
Application Submittal 30 January 2025 
Determination of Completeness Issued 12 February 2025 
Notice of Application  12 February 2025 
Property Posting Sign 12 February 2025 
City Department Review Meeting N/A  
SEPA Threshold Determination Issued 4 March 2025 
SEPA Appeal Period Ends 19 March 2025 
Date of Published Notice of Public Hearing 23 May 2025 
Date of Mailed Notice of Public Hearing 23 May 2025 
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Exhibits: 

1. Staff Report 
2. Preliminary Plat 
3. Notice of Public Hearing, 300-ft. mailing list and mailing affidavit  
4. Public Works Department comments 2/24/2025 
5. Traffic Dept. comments 5/30/2025 
6. Building Division comments 2/13/2025 
7. WA Dept. of Fish and Wildlife correspondence 9/9/22 
8. WSDOT Comments 2/27/25 
9. WA Dept. of Archaeology & Historic Preservation comments 6/7/2023 
10. WA Department of Ecology comments 2/27/2025 
11. Kennewick Irrigation District comments 3/4/2025 
12. Benton Clean Air Agency comments 2/27/2025 
13. Environmental Determination – DNS 3/4/2025 
14. Geotechnical Report 6/30/2023 
15. Trip Generation Letter 4/7/2025 
16. Cultural Resources Report 4/2023 REDACTED 
17. Public Comment (Samples Email) and Traffic Dept. response 2/28/2025 
18. Kennewick School District comments 6/2/2025 

 
Staff Analysis of Proposal & Discussion: 
 
The proposed Preliminary Plat (SUB-2025-0001) is a request for the subdivision of 11.08-
acres into 75 lots. The project is generally located at 10600, 10314, 10072, and 9678 W 
Clearwater Ave.  The subject property is currently vacant.  The plat is proposed as Clearwater 
North Phase 2.  
 
The site has a Comprehensive Plan Land-Use Designation of High Density Residential and is 
zoned Residential, High Density (RH). The minimum lot size in the RH zone is 4000 square 
feet. 
A Preliminary Plat (KMC 17.10) is the first step in a subdivision process for subdivisions with 
more than nine (9) lots and is an approval for overall lot layout and compliance with land use 
regulations. A Final Plat is required to create lots for preliminary plats and is the last phase in 
the subdivision process, and must be recorded prior to the creation of individual lots.  Final 
plat approval is based on the Preliminary Plat conditions of approval. A civil permit with a 
detailed review of street, utility and stormwater construction standards, and street and utility 
construction or bonding for incomplete work is required prior the final plat approval. 
Additionally, the City of Kennewick’s Residential Design Standards apply to this project. 
 
Property History: 
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The City of Kennewick annexed the subject area and zoned it Industrial, Light (IL) in January 
1995 via Ordinance 3603. The properties were rezoned to Commercial, Community (CC) in 
2012 via Ordinance 5413 and then to Residential, High Density (RH) in 2023 via Ordinance 
6018. A SEPA Environmental Determination (ED-2025-0002) related to the current proposal 
was issued on 4 March 2025. 
 
Density/Lot Size: 
Per the Table of Residential Development Standards (KMC 18.12.010 A.2), the RH zoning 
district has a minimum lot size requirement of 4000 square feet.  
The proposed development has a minimum residential lot area of 4703 square feet, a 
maximum residential lot area of 11930 square feet, with an overall lot average of 5350 square 
feet. 
As proposed, the preliminary plat meets the Residential Development Standards pursuant to 
KMC 18.12.010(A.2), and is subject to the Residential Design Standards, Single-Family. 
 
Traffic: 
In Exhibit 5, the Traffic Engineering Division provided comments on the proposal. A trip 
generation letter was provided with the application (Exhibit 15). An 18-foot public sidewalk, 
utility, and irrigation easement is required along lot frontages.  All pedestrian facilities within 
public rights-of-way and easements are required to be ADA compliant.  Additionally, traffic 
calming measures are required on residential streets with more than 1,200-feet of continuous, 
uninterrupted length.  A Transportation Impact Fee (TIF), currently calculated at $125,631.00, 
is required for the proposed development.  TIF is assessed at building permit issuance and 
due prior to issuance of a Certificate of Occupancy. 
 
Storm Water: 
Storm water design, construction and post construction must meet the requirements of KMC 
Section 14.28.045 and COK Standard Specification 5-8. 
 
Streets & Utilities: 
Proposed public roads, water services and sewer services must be constructed to applicable 
City of Kennewick Standard Specifications and Drawings. In Exhibit 4, the Public Works 
Department addresses water and sewer requirements. 
 
Parks: 
The proposed development is in Park Impact Fee Zone West. Pursuant to Ordinance 5736, 
Park Impact Fees will be assessed per Single-Family Unit. The impact fee is assessed at 
building permit application and due and payable prior to issuance of a Certificate of 
Occupancy by the City.       
 
Critical Areas: 
In a letter dated 9 September 2022 related to Preliminary Plat SUB-2022-0018 (Exhibit 9), the 
Washington Department of Archaeology and Historic Preservation (DAHP) indicated the 
subject properties are located in an area with a moderate probability of encountering cultural 
resources.  Further, a professional archaeological survey was recommended of the project 
site.  This survey took place between the 11th and 21st of March 2023. The survey report 
dated May 2023 that followed indicated no cultural resources were discovered on the subject 
property.  These results were shared with both DAHP and the Confederated Tribes of the 
Umatilla Indian Reservations (CTUIR), and DAHP offered concurrence with the findings in a 
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letter dated 7 June 2023.  An Inadvertent Discovery Plan (IDP) was recommended to be in 
place prior to ground disturbing activities, which is a proposed condition of this approval.  No 
correspondence was received from CTUIR. 
 
Pursuant to RCW 42.56.300, this cultural resources report has been redacted from the staff 
report. 
 
In a letter from the Washington Department of Fish and Wildlife (WDFW) dated 9 September 
2022 (Exhibit 7), sensitive shrub-steppe habitat as well as several state priority species were 
identified on the subject property and that appropriate mitigation measures should be 
completed.  In response, the applicant provided a letter to WDFW dated 10 October 2022 
stating that the land owners had reserved 69.79 acres property to be preserved as open space 
that is now known as Amon Basin Preserve and had made a $200000 donation to the Trust 
for Public Lands as additional mitigation for future development. The applicant stated this was 
done in anticipation of future development of the area and asked WDFW to consider the land 
and monetary dedication as valid mitigation for the development of 50.9 acres north of 
Clearwater Ave. WDFW responded in a 12 October 2022 email stating that it appeared that 
the previous property owners had worked proactively to preserve large area of critical habitat 
from development and to work with the city to ensure that previous mitigation is taken into 
account to determine compliance with City of Kennewick municipal codes KMC 18.63.020 and 
18.63.030. 
 
A geotechnical report prepared by Applus, Inc. dated 30 June 2023 (Exhibit 14) provides 
recommendations for site grading, pavements, utility design and construction, stormwater 
management, and seismic design for the development.  The Public Works Department will 
review these recommendations during the Civil plan review and approval. 
 
Schools: 
The boundary schools for the proposed development are Amon Creek Elementary (Bussing 
Zone), Desert Hills Middle School (Bussing Zone) and Kamiakin High School (Bussing Zone). 
Per a letter from the Kennewick School District (Exhibit 18) dated 2 June 2025, the District 
has the capacity to add students at all levels and at all three schools referenced above.  In 
addition, the School District stated that forecasted growth in additional boundary areas of the 
Kennewick School District makes it difficult to know if any redistricting could result because of 
this proposed development. 
 
Surrounding Property: 
A residential development (Clearwater North) is currently under construction to the north of 
the subject properties, and is also zoned Residential, High Density (RH).  Land to the East is 
zoned Industrial, Light (IL) and land to the south is zoned Commercial, General (CG), 
Business Park (BP), and Commercial, Office (CO), and west is zoned Commercial, 
Community (CC). 
The proposed Preliminary Plat is consistent with the proposed residential neighborhood to the 
north. Development of the site is subject to the Residential Design Standards. 
 
Provisions for Public Health, Safety, and Welfare: 
The proposed development will be constructed to City of Kennewick Residential Design 
Standards and the applicable requirements of the Kennewick Municipal Code. 
Appropriate provisions have been made for, but are not limited to, the public health, safety, 
and general welfare; for open spaces, drainage ways, streets or roads, alleys, public 
sidewalks, utility easements and other public ways, transit stops, potable water supplies, 
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sanitary wastes, parks and recreation areas, playgrounds, schools and school grounds, and 
the proposed subdivision has considered all other relevant facts and other planning features 
that assure safe walking conditions for students who walk to and from school. 
 
 
 
 
Comprehensive Plan: 
 
Staff is of the opinion that this request is consistent with and generally conforms to the City’s 
Comprehensive Plan, and it will implement goals and policies of the Comprehensive Plan. 
Particularly the following: 

 
RESIDENTIAL GOAL 1: Provide for attractive, walkable, and well-designed residential 
neighborhoods, with differing densities and compatible with neighboring areas. 
 
The proposed Preliminary Plat is consistent with the Comprehensive Plan Land Use and 
complies with development standards for the Residential, High Density (RH) zoning 
district. The applicant intends to develop a single-family residential neighborhood. 
 
 
RESIDENTIAL GOAL 2: Provide appropriate public facilities supporting residential areas. 

POLICY1: Ensure provision of parks, schools, drainage, transit, water, sanitation, 
infrastructure and pedestrian in new residential developments. 
POLICY 2: Encourage irrigation service throughout residential areas, when available, 
to support and maintain healthy landscaping. 
POLICY 3: Deny residential developments if concurrency is not met for transportation, 
water, and sewer, or appropriately condition. 

 
The proposed development will be constructed with the required infrastructure 
improvements that meet applicable standards. 
 
 
RESIDENTIAL GOAL 3: Promote a variety of residential densities with a minimum density 
target of 3 units per acre as averaged throughout the urban areas. 

POLICY 4: Residential High Density: Designate land for Residential High Density (HD) 
where access, topography, and adjacent land uses create conditions appropriate for 
a variety of unit types, or where there is existing multi-family development. 

 
As proposed, the development meets Goal 3 and Policy 4 by providing new high density 
housing in an area already zoned for high density while also being alongside rapidly 
developing commercial and residential areas. 

 
 
The City of Kennewick hereby RECOMMENDS that Preliminary Plat SUB-2025-0001 be 
APPROVED with the following conditions: 
 

1. Comply with City of Kennewick regulatory controls, policies and codes, including the 
Residential Design Standards – Single-Family Residential. 

2. A landscape plan must be submitted for approval for all common areas, open spaces 
and rights-of-way not left in a natural state, listing the number, location, and species 
of trees, sizes of plant material, and ground cover prior to final plat approval. Street 
trees shall be placed at 40-foot intervals and within five feet of the back of sidewalk for 
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curb tight sidewalks along with a 10’ wide landscaping buffer along W Clearwater Ave. 
The landscape plan shall be prepared by a licensed landscape architect or licensed 
landscape installer drawn to a legible scale. 

3. Provide a bond or cash deposit for incomplete sidewalks and applicable landscaping 
prior to final plat approval. Trees for the individual residential lots shall be planted prior 
to receiving certificate of occupancy for each new home. 

4. All fees required by the City shall be paid prior to approval of the final plat. 
5. All development of the plat shall be in conformance and consistent with the plat 

drawing which was admitted as Exhibit 2. 
6. Comply with the memorandum from the Building Division dated 13 February 2025 

(Exhibit 6). 
7. Comply with the memorandum from the Public Works Department dated 24 February 

2025 (Exhibit 4). 
8. Comply with the Traffic Engineering Division comments dated 30 May 2025 (Exhibit 

5). 
9. An Inadvertent Discovery Plan (IDP) shall be in place prior to any ground disturbing 

activities. 
10. Comply with the comments submitted by the Washington Department of Fish & Wildlife 

dated 28 November 2023. 
11. Comply with the comments submitted by the Washington Department of 

Transportation dated 27 February 2025 (Exhibit 8). 
12. Comply with the comments submitted by the Washington Department of Ecology 

dated 27 February 2025 (Exhibit 10). 
13. Comply with the comments submitted by the Benton Clean Air Agency dated 

2/27/2025 (Exhibit 12). 
14. Comply with the requirements of the Kennewick Irrigation District dated 2/24/2025 

(Exhibit 11). 
15. Provide dust control method(s) such as hydro seeding for all areas of the site that are 

disturbed.  
16. The applicant and/or all of its successors must execute a written agreement to the 

satisfaction of the City Attorney, which will allow the City to establish enforceable 
arrangements for maintenance of any common areas, open spaces, private roads and 
common landscape areas, should the Homeowner’s Association fail or refuse to 
maintain these areas. 

17. The Preliminary Plat (SUB-2025-0001) expires 5 years from the approval date. The 
City may grant an extension, but any extension application must be applied for before 
the approved preliminary plat expires. 
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Staff Report Date:   3 June 2025 

 
Public Hearing  
Date and Location:  9 June 2025, City Council Chambers / Online Hybrid 

 
Report Prepared By:   Joseph Laris, Assistant Planner 

 
Report Reviewed By: Steve Donovan, AICP, Planning Manager 

 
Summary  
Recommendation:   The City of Kennewick RECOMMENDS APPROVAL with 

conditions of Preliminary Plat SUB-2025-0001. 
 

Summary of Proposal: A Preliminary Plat proposed to subdivide 4 lots totaling 11.8 
acres into 75 lots.   

   
Proposal Location: Addresses: 10600 W Clearwater Ave, 10314 W Clearwater 

Ave, 10072 W Clearwater Ave, 9678 W Clearwater Ave 
Parcel Numbers: 101884BP5063027, 101884BP5063007, 
101884BP5063008, 101884BP5063022 

 
Legal Description: Lot 1: 

THAT PORTION OF CITY OF KENNEWICK BINDING SITE 
PLAN RECORDED IN VOLUME 1 OF SURVEYS AT PAGE 
5063, UNDER AUDITOR'S FILE NUMBER 2018-026507, 
RECORDS OF BENTON COUNTY, WASHINGTON, MORE 
PARTICULARLY DESCRIBED AS FOLLOWS: COMMENCING 
AT THE SOUTHEAST CORNER OF LOT 1 OF SAID SURVEY; 
THENCE NORTH 59°05'52" EAST, ALONG THE 
SOUTHEASTERLY LINE OF SAID SURVEY, A DISTANCE OF 
495.19 FEET; THENCE NORTH 59°05'57" EAST, ALONG 
SAID LINE, A DISTANCE OF 357.46 FEET TO THE 
BEGINNING OF A CURVE CONCAVE TO THE NORTHWEST 
HAVING A RADIUS OF 2660.00 FEET; THENCE 
NORTHEASTERLY ALONG THE ARC OF SAID CURVE, AND 
ALONG SAID LINE, THROUGH A CENTRAL ANGLE OF 
12°09'51" A DISTANCE OF 564.73 FEET; THENCE NORTH 
46°54'23" EAST, ALONG SAID LINE, A DISTANCE OF 230.85 

 

 

 

 

 
COMMUNITY PLANNING DEPARTMENT 

 
STAFF REPORT AND RECOMMENDATION TO 

THE HEARING EXAMINER 
 

FILE NO: SUB-2025-0001 
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FEET TO THE NORTHEASTERLY MARGIN OF THE 
BONNEVILLE POWER ADMINISTRATION RIGHT-OF-WAY 
AND THE TRUE POINT OF BEGINNING; THENCE, LEAVING 
SAID LINE, NORTH 38°11'10" WEST, ALONG SAID MARGIN, 
A DISTANCE OF 271.04 FEET; THENCE, LEAVING SAID 
MARGIN, NORTH 46°54'58" EAST A DISTANCE OF 225.98 
FEET TO THE BEGINNING OF A NON-TANGENT CURVE 
CONCAVE TO THE SOUTHEAST HAVING A RADIUS OF 
2710.24 FEET, AND FROM WHICH POINT THE CHORD 
BEARS NORTH 47°12'32" EAST A DISTANCE OF 27.48 
FEET; THENCE NORTHEASTERLY ALONG THE ARC OF 
SAID CURVE THROUGH A CENTRAL ANGLE OF 0°34'51" A 
DISTANCE OF 27.48 FEET TO THE NORTHWEST CORNER 
OF LOT 7 OF SAID SURVEY; THENCE SOUTH 41°45'10" 
EAST ALONG THE WEST LINE OF SAID LOT 7 A DISTANCE 
OF 270.61 FEET TO THE SOUTHEASTERLY LINE OF SAID 
SURVEY AND THE BEGINNING OF A NON-TANGENT 
CURVE CONCAVE TO THE SOUTHEAST HAVING A RADIUS 
OF 2440.00 FEET AND FROM WHICH POINT THE CHORD 
BEARS NORTH 47°35'18" EAST A DISTANCE OF 55.96 
FEET; THENCE SOUTHWESTERLY ALONG THE ARC OF 
SAID CURVE THROUGH A CENTRAL ANGLE OF 1°18'50" A 
DISTANCE OF 55.96 FEET; THENCE SOUTH 46°54'23" 
WEST, ALONG SAID LINE, A DISTANCE OF 214.36 FEET TO 
THE POINT OF BEGINNING. (AF# 2023-006863, 04/14/2023) 
70567 SQF 
Lot 2: 
SECTION 1, TOWNSHIP 8 NORTH, RANGE 28 EAST, 
QUARTER SE: BINDING SITE PLAN #5063, LOT 7. 
RECORDED IN VOLUME 1 OF SURVEYS AT PAGE 5063, 
RECORDS OF BENTON COUNTY, WASHINGTON. ALSO 
KNOWN AS, A PARCEL OF LAND LOCATED IN THE 
SOUTHWEST QUARTER OF SECTION 1 OF TOWNSHIP 8 
NORTH IN RANGE 28 EAST, W.M., CITY OF KENNEWICK, 
COUNTY OF BENTON, WASHINGTON, DESCRIBED MORE 
PARTICULARLY AS FOLLOWS: COMMENCING AT THE 
SOUTHWEST CORNER OF THE SOUTHWEST QUARTER 
OF SECTION 1, THENCE NORTH 86°08’20” EAST ALONG 
THE SOUTH LINE OF SAID SOUTHWEST QUARTER OF 
SECTION 1 A DISTANCE OF 770.25 FEET TO A POINT ON 
THE NORTH RIGHT OF WAY LINE OF WEST CLEARWATER 
AVENUE; THENCE NORTH 59°04’57” EAST ALONG THE 
NORTH RIGHT OF WAY LINE OF WEST CLEARWATER 
AVENUE A DISTANCE OF 493.96 FEET; THENCE 
CONTINUING NORTH 59°05’02” EAST ALONG SAID NORTH 
RIGHT OF WAY LINE A DISTANCE OF 366.72 FEET; 
THENCE ALONG SAID RIGHT OF WAY LINE WITH A CURVE 
TURNING TO THE LEFT WITH AN ARC LENGTH OF 564.97 
FEET, WITH A RADIUS OF 2660.00 FEET; WITH A CHORD 
BEARING OF NORTH 52°59’58” EAST AND A CHORD 
LENGTH OF 563.91 FEET; THENCE NORTH 46°54’53” EAST 
A DISTANCE OF 444.41 FEET; THENCE WITH A CURVE 
TURNING TO THE RIGHT WITH AN ARC LENGTH OF 56.69 
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FEET, WITH A RADIUS OF 2440.00 FEET, WITH A CHORD 
BEARING OF NORTH 47°34’49” EAST, WITH A CHORD 
LENGTH OF 56.69 FEET TO THE TRUE POINT OF 
BEGINNING; THENCE NORTH 41°45’15” WEST A DISTANCE 
OF 270.62 FEET; THENCE WITH A CURVE TURNING TO 
THE RIGHT WITH AN RC LENGTH OF 413.14 FEET, WITH A 
RADIUS OF 2710.24 FEET, WITH A CHORD BEARING OF 
NORTH 51°51’45” EAST, WITH A CHORD LENGTH OF 412.74 
FEET; THENCE SOUTH 33°46’14” EAST A DISTANCE OF 
276.02 FEET TO A POINT ON THE NORTH RIGHT OF WAY 
LINE OF WEST CLEARWATER AVE; THENCE ALONG SAID 
RIGHT OF WAY LINE WITH A CURVE TURNING TO THE 
LEFT WITH AN ARC LENGTH OF 375.05 FEET, WITH A 
RADIUS OF 2440.00 FEET, WITH A CHORD BEARING OF 
SOUTH 52°38’58” WEST, WITH A CHORD LENGTH OF 
374.68 FEET, TO THE TRUE POINT OF BEGINNING. 
(BOUNDARY LINE ADJUSTMENT PER AF#2018-026507, 
09/06/2018) 
Lot 3: 
SECTION 1, TOWNSHIP 8 NORTH, RANGE 28 EAST, 
QUARTER SE: BINDING SITE PLAN #5063, LOT 8. 
RECORDED IN VOLUME 1 OF SURVEYS AT PAGE 5063, 
RECORDS OF BENTON COUNTY, WASHINGTON. ALSO 
KNOWN AS, A PARCEL OF LAND LOCATED IN THE EAST 
HALF OF THE SOUTHWEST QUARTER AND THE WEST 
HALF OF THE SOUTHEAST QUARTER OF SECTION 1 OF 
TOWNSHIP 8 NORTH IN RANGE 28 EAST, W.M., CITY OF 
KENNEWICK, COUNTY OF BENTON, WASHINGTON, 
DESCRIBED MORE PARTICULARLY AS FOLLOWS: 
COMMENCING AT THE SOUTHWEST CORNER OF THE 
SOUTHWEST QUARTER OF SECTION 1, THENCE NORTH 
86°08’20” EAST ALONG THE SOUTH LINE OF SAID 
SOUTHWEST QUARTER OF SECTION 1 A DISTANCE OF 
770.25 FEET TO A POINT ON THE NORTH RIGHT OF WAY 
LINE OF WEST CLEARWATER AVENUE; THENCE NORTH 
59°04’57” EAST ALONG THE NORTH RIGHT OF WAY LINE 
OF WEST CLEARWATER AVE A DISTANCE OF 493.96 
FEET; THENCE CONTINUING NORTH 59°05’02” EAST 
ALONG SAID NORTH RIGHT OF WAY LINE A DISTANCE OF 
366.72 FEET; THENCE ALONG SAID RIGHT OF WAY LINE 
WITH A CURVE TO THE LEFT WITH AN ARC LENGTH OF 
564.97 FEET, A RADIUS OF 2660.00 FEET, WITH A CHORD 
BEARING OF NORTH 52°59’58” EAST AND A CHORD 
LENGTH OF 563.91 FEET; THENCE NORTH 46°54’53” EAST 
ALONG SAID RIGHT OF WAY LINE A DISTANCE OF 444.41 
FEET; THENCE ALONG SAID RIGHT OF WAY LINE WITH A 
CURVE TO THE RIGHT WITH AN ARC LENGTH OF 431.75 
FEET, WITH A RADIUS OF 2440.00 FEET, WITH A CHORD 
BEARING OF NORTH 51°59’01” EAST AND A CHORD 
LENGTH OF 431.18 FEET TO THE TRUE POINT OF 
BEGINNING; THENCE NORTH 33°46’14” WEST A DISTANCE 
OF 276.02 FEET; THENCE WITH A CURVE TURNING TO 
THE RIGHT WITH AN ARC LENGTH OF 522.14 FEET, WITH 
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A RADIUS OF 2710.24 FEET, WITH A CHORD BEARING OF 
NORTH 61°44’55” EAST, WITH A CHORD LENGTH OF 521.34 
FEET; THENCE SOUTH 22°01’49” EAST A DISTANCE OF 
282.59 FEET TO A POINT ON THE NORTH RIGHT OF WAY 
LINE OF WEST CLEARWATER AVE; THENCE ALONG SAID 
RIGHT OF WAY LINE WITH A CURVE TURNING TO THE 
LEFT WITH AN ARC LENGTH OF 464.91 FEET, WITH A 
RADIUS OF 2440.00 FEET, WITH A CHORD BEARING OF 
SOUTH 62°30’41” WEST, WITH A CHORD LENGTH OF 
464.21 FEET, TO THE TRUE POINT OF BEGINNING. 
(BOUNDARY LINE ADJUSTMENT PER AF#2018-026507, 
09/06/2018) 
Lot 4: 
LOTS 9 AND 10 OF CITY OF KENNEWICK BINDING SITE 
PLAN RECORDED IN VOLUME 1 OF SURVEYS AT PAGE 
5063, UNDER AUDITOR'S FILE 2018-026507, RECORDED 
OF BENTON COUNTY, WASHINGTON (BOUNDARY LINE 
ADJUSTMENT AF#2022-026341, 08/09/2022). 
 

Property Owner(s): STRIZHAKS HAVEN RANCH LLC 
105609 E WISER PKWY 
KENNEWICK, WA 99338 

  
Applicant &  Knutzen Engineering c/o: Robert McLeod 
Engineer: 5401 Ridgeline Dr Unit 160 
 Kennewick, WA 99338 
  
Surveyor:   AHBL c/o: John Becker 
 9825 Sandifur Parkway Suite A 
 Pasco, WA 99301 

     
Approval Criteria:  

1. Comprehensive Plan – Land Use 
2. Kennewick Municipal Code (KMC) Title 18 – Zoning 
3. KMC Title 17 – Subdivisions 
4.  KMC Section 5.56 – Public Works Construction Standards 
5. Washington State Environmental Policy Act 

 
 
 

Preliminary Plat Key Application Processing Dates: 

Pre-Application/Feasibility Meeting 8 January 2025 

Application Submittal 30 January 2025 

Determination of Completeness Issued 12 February 2025 

Notice of Application  12 February 2025 

Property Posting Sign 12 February 2025 

City Department Review Meeting N/A  

SEPA Threshold Determination Issued 4 March 2025 

SEPA Appeal Period Ends 19 March 2025 

Date of Published Notice of Public Hearing 23 May 2025 

Date of Mailed Notice of Public Hearing 23 May 2025 
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Exhibits: 

1. Staff Report 

2. Preliminary Plat 

3. Notice of Public Hearing, 300-ft. mailing list and mailing affidavit  

4. Public Works Department comments 2/24/2025 

5. Traffic Dept. comments 5/30/2025 

6. Building Division comments 2/13/2025 

7. WA Dept. of Fish and Wildlife correspondence 9/9/22 

8. WSDOT Comments 2/27/25 

9. WA Dept. of Archaeology & Historic Preservation comments 6/7/2023 

10. WA Department of Ecology comments 2/27/2025 

11. Kennewick Irrigation District comments 3/4/2025 

12. Benton Clean Air Agency comments 2/27/2025 

13. Environmental Determination – DNS 3/4/2025 

14. Geotechnical Report 6/30/2023 

15. Trip Generation Letter 4/7/2025 

16. Cultural Resources Report 4/2023 REDACTED 

17. Public Comment (Samples Email) and Traffic Dept. response 2/28/2025 

18. Kennewick School District comments 6/2/2025 
 
Staff Analysis of Proposal & Discussion: 
 
The proposed Preliminary Plat (SUB-2025-0001) is a request for the subdivision of 11.08-
acres into 75 lots. The project is generally located at 10600, 10314, 10072, and 9678 W 
Clearwater Ave.  The subject property is currently vacant.  The plat is proposed as Clearwater 
North Phase 2.  
 
The site has a Comprehensive Plan Land-Use Designation of High Density Residential and is 
zoned Residential, High Density (RH). The minimum lot size in the RH zone is 4000 square 
feet. 

A Preliminary Plat (KMC 17.10) is the first step in a subdivision process for subdivisions with 
more than nine (9) lots and is an approval for overall lot layout and compliance with land use 
regulations. A Final Plat is required to create lots for preliminary plats and is the last phase in 
the subdivision process, and must be recorded prior to the creation of individual lots.  Final 
plat approval is based on the Preliminary Plat conditions of approval. A civil permit with a 
detailed review of street, utility and stormwater construction standards, and street and utility 
construction or bonding for incomplete work is required prior the final plat approval. 
Additionally, the City of Kennewick’s Residential Design Standards apply to this project. 

 
Property History: 
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The City of Kennewick annexed the subject area and zoned it Industrial, Light (IL) in January 
1995 via Ordinance 3603. The properties were rezoned to Commercial, Community (CC) in 
2012 via Ordinance 5413 and then to Residential, High Density (RH) in 2023 via Ordinance 
6018. A SEPA Environmental Determination (ED-2025-0002) related to the current proposal 
was issued on 4 March 2025. 

 
Density/Lot Size: 
Per the Table of Residential Development Standards (KMC 18.12.010 A.2), the RH zoning 
district has a minimum lot size requirement of 4000 square feet.  

The proposed development has a minimum residential lot area of 4703 square feet, a 
maximum residential lot area of 11930 square feet, with an overall lot average of 5350 square 
feet. 

As proposed, the preliminary plat meets the Residential Development Standards pursuant to 
KMC 18.12.010(A.2), and is subject to the Residential Design Standards, Single-Family. 

 
Traffic: 
In Exhibit 5, the Traffic Engineering Division provided comments on the proposal. A trip 
generation letter was provided with the application (Exhibit 15). An 18-foot public sidewalk, 
utility, and irrigation easement is required along lot frontages.  All pedestrian facilities within 
public rights-of-way and easements are required to be ADA compliant.  Additionally, traffic 
calming measures are required on residential streets with more than 1,200-feet of continuous, 
uninterrupted length.  A Transportation Impact Fee (TIF), currently calculated at $125,631.00, 
is required for the proposed development.  TIF is assessed at building permit issuance and 
due prior to issuance of a Certificate of Occupancy. 

 
Storm Water: 
Storm water design, construction and post construction must meet the requirements of KMC 
Section 14.28.045 and COK Standard Specification 5-8. 

 
Streets & Utilities: 
Proposed public roads, water services and sewer services must be constructed to applicable 
City of Kennewick Standard Specifications and Drawings. In Exhibit 4, the Public Works 
Department addresses water and sewer requirements. 

 
Parks: 
The proposed development is in Park Impact Fee Zone West. Pursuant to Ordinance 5736, 
Park Impact Fees will be assessed per Single-Family Unit. The impact fee is assessed at 
building permit application and due and payable prior to issuance of a Certificate of 
Occupancy by the City.       

 
Critical Areas: 
In a letter dated 9 September 2022 related to Preliminary Plat SUB-2022-0018 (Exhibit 9), the 
Washington Department of Archaeology and Historic Preservation (DAHP) indicated the 
subject properties are located in an area with a moderate probability of encountering cultural 
resources.  Further, a professional archaeological survey was recommended of the project 
site.  This survey took place between the 11th and 21st of March 2023. The survey report 
dated May 2023 that followed indicated no cultural resources were discovered on the subject 
property.  These results were shared with both DAHP and the Confederated Tribes of the 
Umatilla Indian Reservations (CTUIR), and DAHP offered concurrence with the findings in a 
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letter dated 7 June 2023.  An Inadvertent Discovery Plan (IDP) was recommended to be in 
place prior to ground disturbing activities, which is a proposed condition of this approval.  No 
correspondence was received from CTUIR. 
 
Pursuant to RCW 42.56.300, this cultural resources report has been redacted from the staff 
report. 
 
In a letter from the Washington Department of Fish and Wildlife (WDFW) dated 9 September 
2022 (Exhibit 7), sensitive shrub-steppe habitat as well as several state priority species were 
identified on the subject property and that appropriate mitigation measures should be 
completed.  In response, the applicant provided a letter to WDFW dated 10 October 2022 
stating that the land owners had reserved 69.79 acres property to be preserved as open space 
that is now known as Amon Basin Preserve and had made a $200000 donation to the Trust 
for Public Lands as additional mitigation for future development. The applicant stated this was 
done in anticipation of future development of the area and asked WDFW to consider the land 
and monetary dedication as valid mitigation for the development of 50.9 acres north of 
Clearwater Ave. WDFW responded in a 12 October 2022 email stating that it appeared that 
the previous property owners had worked proactively to preserve large area of critical habitat 
from development and to work with the city to ensure that previous mitigation is taken into 
account to determine compliance with City of Kennewick municipal codes KMC 18.63.020 and 
18.63.030. 
 
A geotechnical report prepared by Applus, Inc. dated 30 June 2023 (Exhibit 14) provides 
recommendations for site grading, pavements, utility design and construction, stormwater 
management, and seismic design for the development.  The Public Works Department will 
review these recommendations during the Civil plan review and approval. 
 
Schools: 
The boundary schools for the proposed development are Amon Creek Elementary (Bussing 
Zone), Desert Hills Middle School (Bussing Zone) and Kamiakin High School (Bussing Zone). 

Per a letter from the Kennewick School District (Exhibit 18) dated 2 June 2025, the District 
has the capacity to add students at all levels and at all three schools referenced above.  In 
addition, the School District stated that forecasted growth in additional boundary areas of the 
Kennewick School District makes it difficult to know if any redistricting could result because of 
this proposed development. 

 
Surrounding Property: 
A residential development (Clearwater North) is currently under construction to the north of 
the subject properties, and is also zoned Residential, High Density (RH).  Land to the East is 
zoned Industrial, Light (IL) and land to the south is zoned Commercial, General (CG), 
Business Park (BP), and Commercial, Office (CO), and west is zoned Commercial, 
Community (CC). 

The proposed Preliminary Plat is consistent with the proposed residential neighborhood to the 
north. Development of the site is subject to the Residential Design Standards. 

 
Provisions for Public Health, Safety, and Welfare: 
The proposed development will be constructed to City of Kennewick Residential Design 
Standards and the applicable requirements of the Kennewick Municipal Code. 

Appropriate provisions have been made for, but are not limited to, the public health, safety, 
and general welfare; for open spaces, drainage ways, streets or roads, alleys, public 
sidewalks, utility easements and other public ways, transit stops, potable water supplies, 

Page 17 of 122



  EXHIBIT 1 

Page 8 of 9 

 

sanitary wastes, parks and recreation areas, playgrounds, schools and school grounds, and 
the proposed subdivision has considered all other relevant facts and other planning features 
that assure safe walking conditions for students who walk to and from school. 
 
 
 
 
Comprehensive Plan: 
 
Staff is of the opinion that this request is consistent with and generally conforms to the City’s 
Comprehensive Plan, and it will implement goals and policies of the Comprehensive Plan. 
Particularly the following: 

 
RESIDENTIAL GOAL 1: Provide for attractive, walkable, and well-designed residential 
neighborhoods, with differing densities and compatible with neighboring areas. 
 
The proposed Preliminary Plat is consistent with the Comprehensive Plan Land Use and 
complies with development standards for the Residential, High Density (RH) zoning 
district. The applicant intends to develop a single-family residential neighborhood. 
 
 
RESIDENTIAL GOAL 2: Provide appropriate public facilities supporting residential areas. 

POLICY1: Ensure provision of parks, schools, drainage, transit, water, sanitation, 
infrastructure and pedestrian in new residential developments. 
POLICY 2: Encourage irrigation service throughout residential areas, when available, 
to support and maintain healthy landscaping. 
POLICY 3: Deny residential developments if concurrency is not met for transportation, 
water, and sewer, or appropriately condition. 

 
The proposed development will be constructed with the required infrastructure 
improvements that meet applicable standards. 
 
 
RESIDENTIAL GOAL 3: Promote a variety of residential densities with a minimum density 
target of 3 units per acre as averaged throughout the urban areas. 

POLICY 4: Residential High Density: Designate land for Residential High Density (HD) 
where access, topography, and adjacent land uses create conditions appropriate for 
a variety of unit types, or where there is existing multi-family development. 

 
As proposed, the development meets Goal 3 and Policy 4 by providing new high density 
housing in an area already zoned for high density while also being alongside rapidly 
developing commercial and residential areas. 

 
 
The City of Kennewick hereby RECOMMENDS that Preliminary Plat SUB-2025-0001 be 
APPROVED with the following conditions: 
 

1. Comply with City of Kennewick regulatory controls, policies and codes, including the 
Residential Design Standards – Single-Family Residential. 

2. A landscape plan must be submitted for approval for all common areas, open spaces 
and rights-of-way not left in a natural state, listing the number, location, and species 
of trees, sizes of plant material, and ground cover prior to final plat approval. Street 
trees shall be placed at 40-foot intervals and within five feet of the back of sidewalk for 
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curb tight sidewalks along with a 10’ wide landscaping buffer along W Clearwater Ave. 
The landscape plan shall be prepared by a licensed landscape architect or licensed 
landscape installer drawn to a legible scale. 

3. Provide a bond or cash deposit for incomplete sidewalks and applicable landscaping 
prior to final plat approval. Trees for the individual residential lots shall be planted prior 
to receiving certificate of occupancy for each new home. 

4. All fees required by the City shall be paid prior to approval of the final plat. 

5. All development of the plat shall be in conformance and consistent with the plat 
drawing which was admitted as Exhibit 2. 

6. Comply with the memorandum from the Building Division dated 13 February 2025 
(Exhibit 6). 

7. Comply with the memorandum from the Public Works Department dated 24 February 
2025 (Exhibit 4). 

8. Comply with the Traffic Engineering Division comments dated 30 May 2025 (Exhibit 
5). 

9. An Inadvertent Discovery Plan (IDP) shall be in place prior to any ground disturbing 
activities. 

10. Comply with the comments submitted by the Washington Department of Fish & Wildlife 
dated 28 November 2023. 

11. Comply with the comments submitted by the Washington Department of 
Transportation dated 27 February 2025 (Exhibit 8). 

12. Comply with the comments submitted by the Washington Department of Ecology 
dated 27 February 2025 (Exhibit 10). 

13. Comply with the comments submitted by the Benton Clean Air Agency dated 
2/27/2025 (Exhibit 12). 

14. Comply with the requirements of the Kennewick Irrigation District dated 2/24/2025 
(Exhibit 11). 

15. Provide dust control method(s) such as hydro seeding for all areas of the site that are 
disturbed.  

16. The applicant and/or all of its successors must execute a written agreement to the 
satisfaction of the City Attorney, which will allow the City to establish enforceable 
arrangements for maintenance of any common areas, open spaces, private roads and 
common landscape areas, should the Homeowner’s Association fail or refuse to 
maintain these areas. 

17. The Preliminary Plat (SUB-2025-0001) expires 5 years from the approval date. The 
City may grant an extension, but any extension application must be applied for before 
the approved preliminary plat expires. 
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NOTICE OF PUBLIC HEARING – June 9, 2025, 6:00 P.M. 

Proposal: A 11.08-acre, 75 lot Preliminary Plat at 10600, 10314, 10072, and 9678 W Clearwater 
Avenue. The project will consist of standard single-family lots. The site is zoned Residential, 
High (RH). The file number is SUB-2025-0001.  PLAT MAP ON BACK 

Open Record Hearing:  The City of Kennewick Hearing Examiner will conduct an open record 
hearing at 6:00 p.m. on June 9, 2025 at 210 W 6th Avenue, City Hall Council Chambers. The 
meeting will be conducted in a hybrid format, which allows in person or virtual participation. To 
participate in the meeting virtually, use the link found at www.go2kennewick.com/244/Hearing-
Examiner.   

Environmental Documents and/or Studies Applicable to this Proposal:  A Determination of 
Non-significance, ED-2025-0002, was issued on March 4, 2025. 

Determination of Completeness:  The application was determined complete on February 12, 
2025 for processing. 

Project Permits Associated with this Proposal:  Civil 

Preliminary Determination of Regulations Used for Project Mitigation:  Title 18 (Zoning), 
Title 17 (Subdivision), Title 4 (Administrative Procedures) of the Kennewick Municipal Code and 
the land use policies contained in the Kennewick Comprehensive Plan. 

Estimated Date of Decision:  Within 10 business days of the Hearing Date of June 9, 2025. 

To Receive Notification of the Decision:  Contact the Development Services Division at 210 
W. 6th Avenue, Kennewick, WA 99336 or via telephone at (509) 585-4280.

Appeal:  Any person aggrieved by the decision of the Kennewick Hearing Examiner on this 
proposal may appeal to the Superior Court of Benton County within twenty-one (21) days of the 
date of decision. 

Joseph Laris, Assistant Planner 

     210 W. 6th Avenue / PO Box 6108, Kennewick, WA  99336 

The City of Kennewick welcomes full participation in public meetings by all citizens.  No qualified 
individual with a disability shall be excluded or denied the benefit of participating in such meetings.  If 
you wish to use auxiliary aids or require assistance to comment at this public meeting, please contact 
Steve Donovan at (509) 585-4361 or through the Washington Relay Service Center TTY by dialing 
711, at least ten days prior to the date of the meeting to make arrangements for special needs.  

Exhibit 3
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PUBLIC WORKS DEPARTMENT 

1010 S. Chemical Drive * PO Box 6108* Kennewick, WA  99336-0108 

509-585-4419 * 509-585-4451 Fax

To: Joseph Laris, Assistant Planner 

From: Kristin Stowe, Development Review Supervisor 

Date: February 24, 2025 

Re: Public Works Utility Comments 

Project: SUB-2025-0001 – Clearwater North Phase 2 

1. All Civil Plan submittals shall be submitted online through the Citizen Self Service
(CSS) portal.

2. Civil plans shall show any proposed phasing for construction and the type of building use and
number of floors.

3. Civil drawings shall include only the infrastructure proposed with each phase of the project.
Design engineer has the option of showing adjacent phases in a lighter line style to assure
clarity for review, permitting, and construction.

4. As part of all residential development construction plans, there shall be a separate schematic
drawing which, at a minimum, shows the power source(s), wiring diagram, streetlight pole
spacing, and street permanent signing per City of Kennewick (COK) Standard Specifications.
Combine signing, striping, and illumination plans onto the same drawing with other elements
left off.

5. Developer will be required to provide construction of public roads, sidewalks, streetlights,
storm drainage, and designate sidewalk and utility easements, all in conformance with the
latest City of Kennewick (COK) Standard Specifications and Details.

6. The maximum street grade per KMC 5.56.275 is 12%. Show grades on the street centerline
profile.

7. Sidewalks which have a wall or fence within 18-inches of edge of 5-foot sidewalk shall be
widened to 6.5-feet.

8. Permanent structures shall not be located over City of Kennewick (COK) utilities, or within any
easement.

9. W Clearwater Ave has a Pavement Condition Index (PCI) rating equal to or above 75,
therefore any trenching done on pavement with a PCI rating of 75 or over will require a
minimum 25-foot wide patch the full width of each travel lane or shoulder disturbed.

10. There is one 8-inch water line that extends to the property line from the 16-inch water main in
W Clearwater Ave, see COK Record Drawing G-2000.

11. Provide water and sanitary sewer services for each proposed dwelling or building per
Kennewick Municipal Code (KMC) 14.13.020, KMC 14.22.020(1), KMC 17.13.095(1), KMC
17.12.055 and fire flow as required by the Fire Department. Water and sewer services to be
constructed per City of Kennewick (COK) Detail 3-6. The meter shall be placed as close to the
main line as possible (not in a driveway or parking area) per KMC 14.12.080.

MEMORANDUM 

PUBLIC WORKS DEPARTMENT 

Exhibit 4
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PUBLIC WORKS DEPARTMENT 

1010 S. Chemical Drive * PO Box 6108* Kennewick, WA  99336-0108 

509-585-4419 * 509-585-4451 Fax 

 

12. When a property is developed that has an existing water service(s), or mainline stubbed and 
development will not utilize the existing service or stub, the developer contractor shall expose 
the water main and remove the abandoned corporation stop and install a plug, or remove the 
abandoned valve and install a blind flange per COK Standard 4-3.01. 

13. Include a Comprehensive Water Plan for the Subdivision on the plans meeting KMC 
14.10.010. Comprehensive Plan can be submitted with the Preliminary Civil Plan review. 
Water Comprehensive plan shall include pipe size on their proposal. 

14. Provide 15-foot wide easements or tracts centered over all water mains outside of the right-of-
way. These easements must extend to 5 feet behind blow offs, water meters, fire hydrants, or 
other fixtures. 

15. Contractor will be required to install the meter box and tail pipe when the water service to 
the building is installed.  The City will provide the meter box and tail pipe when 
requested.  

16. Provide backflow prevention assemblies on the building side of the water meter for 
commercial, multi-story, and sprinklered buildings per KMC 15.41.070. 

17. Provide water lines and hydrants as required by Fire Department to meet fire protection.  

18. On private development projects, all hydrants within 100-feet of the project limits shall be 
updated to current standards per COK Standard Specification 4-5.01. 

19. Looping may be required based on hydraulic need to support maximum required fire flow at 
minimum residuals (per NFPA), as well as ensure sufficient turn over for water quality.  If the 
applicant can demonstrate required fire flow is met, and water quality turnover is achieved, 
looping may not be required. 
 

20. Potable water is available for irrigation purposes and will be provided by the COK.  Irrigation 
systems feeds will be connected downstream of the potable water (no separate irrigation 
meters) with an approved backflow device reviewed by the COK Cross Connect Specialist. 

21. One 8-inch sewer line exists in the public right-of-way that ends at the edge of asphalt in front 
of the property from the 18-inch sewer main located in W Clearwater Ave, see COK Record 
Drawing G-2000. 

22. Provide 15-foot wide easements or tracts centered over all sewer mains outside of the right-
of-way. 

23. All proposed sanitary sewer extensions will be required at Developer expense. On the Plans, 
provide a Sewer Comprehensive Plan for the subdivision meeting KMC 14.22.040. 
Comprehensive Plan can be submitted with the Preliminary Civil Plan review. Sewer 
Comprehensive plan shall include pipe size on their proposal. 

24. Provide a Comprehensive Stormwater plan for the subdivision per KMC 14.28.045, City 
Standard Specifications Section 5-9, and Storm Management Manual of Eastern Washington 
(SMMEW) available at https://www.go2kennewick.com/334/Stormwater. Design must include 

erosion control and conveyance of the upstream storm flow through the site as well as 
overflows at low points and the effect on downstream capacity. Infiltration tests are required at 
the location and depth of the planned infiltration structures along with a soils log to 5 feet 
below that point. Surface infiltration within each basin is the preferred method (ponds). All 
underground infiltration structures must be designed and installed to meet the Washington 
State Underground Injection Control (UIC) Rule. Provide an assessment of the design against 
the UIC pretreatment requirements. Provide UIC registration numbers on the plans prior 
seeking the City’s signature. Stormwater infiltration structures serving the public right of way 
shall be installed in a dedicated tract to be maintained by the HOA or Owner. Contact Martin 
Nelson at (509) 585-4306 with any questions. 
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PUBLIC WORKS DEPARTMENT 

1010 S. Chemical Drive * PO Box 6108* Kennewick, WA  99336-0108 

509-585-4419 * 509-585-4451 Fax 

 

25. All drywells or infiltration structures shall be installed behind the curb and gutter, and may not 
be installed in the right of way. 

26. All plans showing existing utilities shall call out the Record Drawing set number that installed 
the utilities. All plans need to clearly identify the size and type of water/sewer utility that is 
being proposed or connected to (i.e. “Existing 8-inch Water” or similar). Label private lines 
“Private”. 

27. All required infrastructure improvements must be substantially completed prior to Final Plat 
approval per KMC17.10.260 (2). 

28. Any off site tracts, easements, or agreements required for the project shall be submitted with 
the civil plans for review. Before a permit can be issued for the project, a copy shall be 
provided to the Public Works Department. The Auditor File Number shall be added to the Final 
Record Drawings submitted at the end of construction. 

29. This site will require a separate Public Works Construction permit. You may apply for this by 

submitting the information below for Civil Plan Review through the City of Kennewick’s Citizen 

Self Service Portal: 

a. PDF copy of the Application for Civil Review and Storm Report. 

b. One full size (24”x36”) PDF copy of the construction plans. 

30. Construct all projects using current City Survey Data. After project completion, Record 
Drawings showing improvements made on the property will be required prior to acceptance of 
the construction permit(s). For detailed information on Kennewick Survey Data and Record 
Drawings go to COK website at https://www.go2kennewick.com/314/Civil-Plan-Review. 
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______________________________________________________________________________ 
Traffic Engineering Division 

1010 E. Chemical Drive * PO Box 6108 * Kennewick, WA  99336 

Kevin Biersner – 509-585-4524 

To: Joseph Laris, Planner 

From: Kevin Biersner, Assistant Traffic Engineer 

Date:  May 30, 2025 

Re: Traffic Engineering Comments for 10600 W Clearwater Ave 

Project: SUB-2025-0001 

Project Description 

10600 W Clearwater Ave is proposing Phase 2, a new 75 Single-Family development 

with new city streets. 

KMC 13.16 Transportation Impact Fees 

1. The Transportation Impact Fee (TIF) is a one-time charge for direct impacts

caused by the traffic generated from the proposed development and used to pay

for transportation projects needed to address said impacts.  The TIF amendment

on June 5 2018 (effective June 14 2018) created Traffic Impact Fee Districts,

which allows fees be remitted to projects congruent with the area where the

impact is realized.

2. The 2025 District 1 Traffic Impact Fee for 75 Single-Family dwelling units is

$1,675.08 per dwelling unit.  The total TIF is estimated to be $125,631.00.

3. The final fee will be assessed at the building permit for the structure as designed

and is due prior to Certificate of Occupancy.

Traffic Operations 

This proposed development is within the area of the Development Agreement for the 

December 5, 2017, Clearwater Commercial Binding Site Plan # 2017-037197.  Section 

4.3.2 that may be triggered by the proposed development. 

1. Traffic Signal at 10th and Clearwater.  The proposed development will contribute

trips to this intersection and the combined trips of this development and the

development to the east of it may trigger the 150 trips resulting in the installation

of a new signal.

MEMORANDUM 

Traffic Engineering Division 
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SUB-2025-0001 
Page 2 of 4 
 

2. Traffic Signal at Utah and Clearwater.  The proposed development will contribute 

trips to this intersection and the combined trips of this development and the 

development to the north of it may trigger the 150 trips resulting in the installation 

of a new signal. 

3. Based on the proposed 75 single-family dwelling units the city request a 

dedicated right turn and deceleration lane for the proposed access on Clearwater 

Ave. The turn pocket will need to be 205’ including a 100’ taper. 

a. A trip generation and distribution analysis can be completed to determine 

the total number of turns. 

Proposed Roadway 

1. Please refer to KMC 5.56.275(1)’s roadway centerline requirements. 

 

2. Please refer to KMC Standard Drawing No. 2-8 for intersection design guidelines. 

3. Please refer to the table below for the design rate of vertical curvature, K, values 

for vertical curves at the proposed roadway design speed. 

  
4. Please note that sightline setback triangles are required for all intersections per 

KMC 13.12.020(5) No view obstruction(s) between 36 inches and 90 inches 

above the roadway surface for both sides of the setback triangles, except as 

allowed in Section 13.12.020(6).  

5. KMC 17.20.010(2)(a) – Streets greater than 1,200 feet in continuous 

uninterrupted length will need traffic calming measure. Provide adequate  

right-of-way for traffic calming device. 

6. KMC 17.20.010(3)(b) – Mid-block pedestrian crossings  
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SUB-2025-0001 
Page 3 of 4 
 

 

7. KMC 17.20.010(2)(I) – Residential streets shall be aligned at the center line or be 

offset a minimum of 125’ while intersection with arterial or collector streets shall 

have a minimum centerline offset of 300’. 

 
 

 

Right of Way and Easement 

1. The proposed internal streets will be functionally classified Local Street. Per KMC 

5.56.65 and per Development Agreement for Clearwater Commercial Binding 

Site Plan # 2017-037197 full width street improvements are required per City of 

Kennewick Standard Drawing 2-1.  

2. Dedicate the proposed internal streets to the City. The proposed development’s 
license land surveyor will need to verify the right of way dedication to satisfy the 
roadway’s minimum width based functional classification per City of Kennewick 
Standard Drawing 2-1. 

3. Record 18’ public sidewalk, utility and irrigation easement along the proposed 

internal public streets per City of Kennewick Standard Drawing 2-1.  

4. Please note that if joint or shared driveways will require recorded mutual Access 

Easement with the AFN shown on the plans. 
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SUB-2025-0001 
Page 4 of 4 
 

5. Record 15’ public sidewalk, utility and irrigation easement along W Clearwater 

Ave per City of Kennewick Standard Drawing 2-4. 

Proposed Driveways 

1. New driveway to be constructed to City of Kennewick standards.  

2. Sight triangles need to follow COK code 18.27.060(3). 

 

American Disability Act (ADA) Compliance 

  

1. All proposed and existing pedestrian facilities within the public right of way and 

easement, including but not limited to driveways, sidewalks, curb ramps, etc, 

shall be ADA compliant.   

Street Lights 

1. Existing street lights along W Clearwater Ave will need to be brought up to 

current city standards.  W Clearwater Ave is classified a Minor Arterial. 

2. See COK std. dwg. 6-2 for specifications. 

3. New streets located within the development are classified as residential streets.  

Street lights will need to be installed per section 6 of City of Kennewick’s 

standard specifications. 

4. Roadway light plan sheet needs to include call-outs for power source, meter 

locations, junction boxes conduits and street light locations. 
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Building Safety Division
210 West 6th Avenue 

Kennewick, WA 99336 
Phone: (509) 585‐4276 

onestop@ci.kennewick.wa.us 

Date: 02/13/2025 

Subj.   SUB-2025-0001 

Residential Subdivision 
Clearwater North 

Building Comments 
1. A preliminary geotechnical report for the grading of the subdivision shall include all requirements for the

building lots.  After the issuance of the final grading report slope ratios, toe of slope and top of slope
locations shall not be modified without proper engineering and approval of the Building Department.  No
modification of the building parcels shall be allowed without Building Department approval.

2. A soils report will be required with all submittals for building permits.

3. All residential structures shall be designed and built in compliance with the International Residential Code,
Uniform Plumbing Code, Washington State Energy Code and all applicable Municipal Ordinances in effect
at the time of building permit submittal.

4. Due to the length of the private street being over 600 feet long with a single entry/exit all of the dwellings
on the street may be required to have an Automatic Fire Sprinkler System installed.

Tony Ostoja ICC CBO 
Building Official  
Tony.Ostoja@ci.kennewick.wa.us 
(509) 585-4387

The solemn duty of a Building Official, is the protection of health, safety and welfare of 

the public by creating safe buildings and communities 
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State of Washington 

Department of Fish and Wildlife 

Habitat Program 
2620 North Commercial Avenue, Pasco, WA 99301 

Phone: (509) 312-8117, E-mail: Troy.Maikis@dfw.wa.gov 

September 9, 2022 

Chris Bowman 

City of Kennewick 

Community Planning Department 

PO Box 6108 

Kennewick, WA 99336 

Re: 9496 Clearwater Preliminary Plat, SUB-2022-0018 

The Washington Department of Fish and Wildlife (WDFW) has reviewed relevant maps and 

documents for the proposed 9496 Clearwater Preliminary Plat project.  We requested a site visit 

on August 26, 2022, but received no response.  On September 2, 2022, we conducted a brief site 

visit to the end of Clearwater Drive, where a public notice for the project is posted, to observe 

the site from a public right of way. 

The proposed project covers 14.62 acres and per Kennewick Municipal Code 18.60.010 is 

classified as a Critical Area: Fish and Wildlife Habitat Conservation Area (FWHCA) and is also 

identified as imperiled shrubsteppe habitat within WDFW’s Priority Habitat and Species 

Program (PHS).  This site is immediately adjacent to a large mostly continuous segment of 

shrubsteppe bound in part by Clearwater Ave, W 10th Ave, Amon Nature Preserve, and Claybell 

Community Park.  The site contains potential habitat for multiple state priority species, including 

Townsend’s ground squirrel, black-tailed jackrabbit, and Sagebrush Sparrow.  The September 2 

site visit resulted in observations of rabbit scat and side-blotched lizard, a species closely 

associated with shrub-steppe habitat that WDFW has determined may be at risk for decline.  It 

was also noted that the area appears to contain high quality shrub cover, cryptobiotic crust, 

adequate forb diversity, and a low incidence of exotic annual plant species. 

The project will result in a complete loss of a City of Kennewick FWHCA and WDFW Priority 

Habitat.  KMC 18.63.020 and 18.63.030 provide steps for the mapping and reporting of FWHCA 

and mitigation, respectively, and we offer the following recommendations: 

1. Since the project will result in 100% permanent conversion from FWHCA/PHS to

residential use, no Critical Area Report should be prepared.

2. Since mitigation, as outlined in KMC 18.63.030 will not be possible, we propose that a

2:1 ratio be applied and that the project be required to provide mitigation equal to a least

29.24 acres of habitat containing equal or greater shrubsteppe functions and values.

3. WDFW mitigation Policy (POL-M5002) prioritizes onsite mitigation, but since this is not

possible for this project, we recommend that off-site mitigation, either in kind and out of

kind, or an in-lieu fee be required.
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September 9, 2022 

City of Kennewick Community Planning Department 

Chris Bowman 

Page 2 

 

 

 

 

WDFW has worked on a variety of similar projects throughout the Tri-Cities as well as in 

Benton and Franklin Counties were FWHCA /PHS were permanently impacted, and we look 

forward to working with the City and the project to address mitigation for this project as well as 

other future projects within the adjacent shrubsteppe habitat.  If in-lieu fee mitigation is selected, 

WDFW would be happy to assist with developing an agreement with a third-party conservation 

entity to implement shrubsteppe mitigation funds.  It is preferred that shrubsteppe mitigation be 

directed at acquiring additional parcels adjacent to large remaining contiguous blocks of 

shrubsteppe, or providing or protecting, functional wildlife connectivity corridors between 

remaining blocks of shrubsteppe. 

 

Thank you for the opportunity to comment on this project proposal and to collaboratively seek 

suitable mitigation alternatives to conserve shrubsteppe habitat. 

 

 

  

Sincerely, 

 
 

Troy Maikis 

Area Habitat Biologist; Benton and Franklin Counties 

Washington Department of Fish & Wildlife 

2620 Commercial Ave 

Pasco, WA  99301 

(509) 312-8117 

 

 

cc:   Perry Harvester, WDFW Regional Habitat Program Manager, Region 3, Yakima 

 Elizabeth Torrey, WDFW Assistant Habitat Program Manager, Region 3, Ellensburg 

 Jason Fidorra, WDFW Wildlife Biologist, Pasco 
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5401 Ridgeline Drive, Suite 160, Kennewick, Washington 99338  |  509.222.0959 PHONE 

 

 knutzenengineering.com 

 
October 10, 2022 
 
 
Troy Maikis 
Washington Department of Fish and Wildlife 
2620 Commercial Ave 
Pasco, WA 99301 
 
 
RE: 9496 Clearwater Preliminary Plat, SUB-2022-0018 
 
 
Mr. Maikis, 
 
We have received your letter dated September 9, 2022 regarding the 9496 Clearwater 
Preliminary plat. The owners and developers of the property are Tom Solbrack and John 
Michel. Tom and John owned nearly the entire section 01, township 08, range 28 E 
encompassing about 445 acres and have sold much of the land over the last 32 years. 
Tom and John are advocates of open space and protecting the native habitat and have 
taken significant steps to fulfill these goals.  
 
In 2006, Tom and John realized that substantial development of their property could be 
detrimental to the environment and decided to protect a large tract of land by selling it to 
the Trust for Public Land in coordination with the Tapteal Greenway Association. The 
purchase agreement has been attached for your reference. They set aside 69.79 acres of 
property to be preserved for open space, wildlife habitat and recreational purposes. The 
protection of this land and benefit to the environment and community was published in 
several newspaper articles, and was discussed at public hearings, a public presentation 
and speeches with a walking tour. This area is now known as the Amon Basin Preserve 
and was dedicated with the intent to mitigate the effects of development of the remaining 
property. Along with the sale of the property, Tom and John also gave $200,000 as a 
donation to the Trust for Public Lands as additional mitigation for future development. 
 
The dedication of land and monetary donation were made in a good faith effort to protect 
the nearby habitat and mitigate future development prior to any requirement placed on the 
property by governing jurisdictions. Through the sale and development of the property, no 
mitigation measures have been required and this is the first letter received requesting 
mitigation for development.  
 
Tom and John currently own approximately 50.9 acres north of Clearwater Avenue, south 
of the railroad tracks. This area includes the proposed 14.62 acre residential 
development. The remainder of the property is anticipated to be developed in the near 
future. They are asking you to consider that the dedication of 69.79 acres and the 
donation of $200,000 made in 2006 would mitigate the development of the remaining 50.9 
acres north of Clearwater Avenue. This mitigation meets the criteria of on-site mitigation 
and an equivalent shrubsteppe value, if not greater.   
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5401 Ridgeline Drive, Suite 160, Kennewick, Washington 99338  |  509.222.0959 PHONE 

knutzenengineering.com knutzenengineering.com 

Thank you for the opportunity to discuss this matter and I look forward to continuing the 
conversation. If you would like to meet on-site or would like to discuss the proposed 
project or future development in more detail please feel free to contact me.  
 
 
 
Sincerely, 
 
 
 
Nathan Machiela 
Principal Engineer 
 
Attachments:  PSA Agreement 
  Trust for Public Land letter 
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From: Nathan Machiela
To: Steve Donovan
Subject: FW: 9496 Clearwater Preliminary Plat, SUB-2022-0018
Date: Wednesday, October 12, 2022 3:37:53 PM

Steve, please see the response from WDFW on the mitigation for Clearwater North development.
Lets discuss this in more detail if needed, or if the City will accept the mitigation as proposed in the
letter sent with the prior email.
 
Thanks,
 
Nathan Machiela, P.E.
Principal Engineer – Vice President
O: 509.222.0959
C: 509.579.1887
 

PLEASE NOTE:  This message, including any attachments, may include privileged, confidential and/or inside information.  Any distribution or
use of this communication by anyone other than the intended recipient is strictly prohibited and may be unlawful.  If you are not the
intended recipient, please notify the sender by replying to this message and then delete it from your system.

 

From: Maikis, Troy (DFW) <Troy.Maikis@dfw.wa.gov> 
Sent: Wednesday, October 12, 2022 3:35 PM
To: Nathan Machiela <nathan@knutzenengineering.com>
Cc: Torrey, Elizabeth M (DFW) <Elizabeth.Torrey@dfw.wa.gov>; DFW R3planning
<R3planning@dfw.wa.gov>
Subject: RE: 9496 Clearwater Preliminary Plat, SUB-2022-0018
 
Mr. Machiela,
 
 
Thank you for your letter regarding 9496 Clearwater Preliminary Plat, SUB-2022-0018.  As a new
employee I am still learning about the mitigation history for this site but am happy to learn that the
property owners worked proactively to preserve a large area of habitat from development.  Please
work with the City of Kennewick to ensure that any previous mitigation is taken into account to
determine compliance with City of Kennewick municipal codes KMC 18.63.020 and 18.63.030. 
Ultimately the City of Kennewick will be entity to make the determination as to if the previously
completed mitigation is sufficient under the current municipal code.  From your letter it appears as
though this is the case, but I encourage you to confirm that with the city. 
 
If you could please send me a map of the other 35+ acres that are likely to be sold in the coming
years, it could help reduce confusion when those sections are ready for development. 
 
 
Please let me know if I can be of any assistance in the future,
Troy Maikis
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Area Habitat Biologist; Benton and Franklin Counties
Washington Department of Fish & Wildlife
2620 Commercial Ave
Pasco, WA  99301
(509) 312-8117
 

From: Nathan Machiela <nathan@knutzenengineering.com> 
Sent: Tuesday, October 11, 2022 8:28 AM
To: Maikis, Troy (DFW) <Troy.Maikis@dfw.wa.gov>
Subject: 9496 Clearwater Preliminary Plat, SUB-2022-0018
 

External Email

Troy, thanks for your letter dated September 9 regarding the preliminary plat of Clearwater North.
Attached is a response letter for your review. Please let me know if you would like to discuss this
proposal in more detail or would like additional information.
 
Thanks,
 
Nathan Machiela, P.E.
Principal Engineer – Vice President
O: 509.222.0959
C: 509.579.1887
 

PLEASE NOTE:  This message, including any attachments, may include privileged, confidential and/or inside information.  Any distribution or
use of this communication by anyone other than the intended recipient is strictly prohibited and may be unlawful.  If you are not the
intended recipient, please notify the sender by replying to this message and then delete it from your system.
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February 27, 2025 

City of Kennewick Development Services Division 

P.O. Box 6108 

Kennewick, WA 99336 

Attn: Joseph Laris, Assistant Planner 

RE: SUB-2025-0001/ED-2025-0002 – Clearwater North Phase 2 

I-82 Exit 109 (Badger Road) vicinity

We have reviewed the proposed project and have the following comments. 

The subject property is in the vicinity of Interstate 82 (I-82) and the Exit 109 (Badger Rd) 

interchange.  I-82, including the interchanges, is a limited access facility and Highway of 

Statewide Significance (HSS).  The applicant states this project will generate up to 707 

daily vehicle trips and WSDOT anticipates a large percentage of these trips will access the 

interstate via the Badger Road interchange. 

Benton County currently has an improvement project programmed for the Badger Road 

interchange.  This project will add a second southbound lane through the interchange and 

implement other channelization improvements.  We request the city require the developer 

contribute towards the County’s project in proportion to their impact. 

Thank you for the opportunity to review and comment on this proposal.  If you have any 

questions regarding this letter, please contact Jacob Prilucik at (509) 577-1635. 

Sincerely, 

Stephen P. (Phil) Nugent 

Region Planning Manager 

SPN: jjp 

cc: SR 82, File #2025_002 

Stephen P. 

(Phil) Nugent

Digitally signed by Stephen 

P. (Phil) Nugent 

Date: 2025.02.27 16:01:05 

-08'00'
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State of Washington • Department of Archaeology & Historic Preservation 

P.O. Box 48343 • Olympia, Washington  98504-8343 • (360) 586-3065 

www.dahp.wa.gov 

June 7, 2023 

Steve Donovan 
Planning Manager 
City of Kennewick 
210 W 6th Avenue 
Kennewick, WA 99336 

In future correspondence please refer to: 
Project Tracking Code:        2022-09-05959 
Property: City of Kennewick_Clearwater North Subdivision (SUB-2022-0018) 
Re:          Concur with Survey 

Dear Steve Donovan: 

Thank you for contacting the Washington State Historic Preservation Officer (SHPO) and 
Department of Archaeology and Historic Preservation (DAHP) and providing documentation 
regarding the above referenced project. These comments are based on the information 
available at the time of this review and on behalf of the SHPO in conformance with Washington 
State law. Should additional information become available, our assessment may be revised. 

We concur with the results and recommendations made in the survey report. Specifically, as no 
cultural resources were found during the survey, we do not recommend direct archaeological 
supervision of the project. However, we ask that an Inadvertent Discovery Plan (IDP) be 
included as part of the construction permit.  

Please note that the recommendations provided in this letter reflect only the opinions of DAHP. 
Any interested Tribes may have different recommendations. We appreciate receiving any 
correspondence or comments from Tribes or other parties concerning cultural resource issues 
that you receive. 

Thank you for the opportunity to comment on this project. Please ensure that the DAHP project 
Tracking Number is attached to any future communications about this project.   

Should you have any questions, please feel free to contact me. 

Sincerely, 

Sydney Hanson 
Local Government Archaeologist 
(360) 280-7563
Sydney.Hanson@dahp.wa.gov
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STATE OF WASHINGTON 

DEPARTMENT OF ECOLOGY 
Central Region Office 

1250 West Alder St., Union Gap, WA 98903-0009 • 509-575-2490 

February 27, 2025 

Joseph Laris 
City of Kennewick Community Planning Department 
PO Box 6108  
Kennewick, WA 99336  

RE: 202500555, ED-2025-0002 

Dear Joseph Laris: 

Thank you for the opportunity to comment on the Pre-Threshold Consultation for the 
Clearwater North Phase 2 proposal. We have reviewed the environmental checklist and have 
the following comments. 

Water Quality Program 

Project with Potential to Discharge Off-Site 

If your project anticipates disturbing ground with the potential for stormwater discharge off-
site, the NPDES Construction Stormwater General Permit is recommended. This permit requires 
that the SEPA checklist fully disclose anticipated activities including building, road construction 
and utility placements. Obtaining a permit may take 38-60 days.  

The permit requires that a Stormwater Pollution Prevention Plan (Erosion Sediment Control 
Plan) shall be prepared and implemented for all permitted construction sites. These control 
measures must be able to prevent soil from being carried into surface water and storm drains 
by stormwater runoff. Permit coverage and erosion control measures must be in place prior to 
any clearing, grading, or construction. 

In the event that an unpermitted Stormwater discharge does occur off-site, it is a violation of 
Chapter 90.48 RCW, Water Pollution Control and is subject to enforcement action. 

More information on the stormwater program may be found on Ecology's stormwater 
website. Please submit an application or contact Lloyd Stevens Jr. at the Dept. of Ecology, (509) 
571-3866, with questions about this permit.
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Sincerely, 

 
Amber Johnson 
SEPA Coordinator 
Central Region Office 
509-723-5677 
crosepacoordinator@ecy.wa.gov  
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• 526 South Steptoe Street  •  Kennewick, Washington  99336  •  Fax Number 509-783-6562 

Phone: 509.783.1304  •  Website:  www.bentoncleanair.org 

BENTON CLEAN AIR 
AGENCY 

February 12, 2025 Re: SUB-2025-0001 & ED-2025-0002 

Joseph Laris  Applicant/Proponent: Knutzen Engineering 
City of Kennewick Attn: Robert McLeod 
PO Box 6108 5401 Ridgeline Dr, Ste. 160 
Kennewick, WA 993336 Kennewick, WA 99338 

Dear Mr. Laris: 

It has come to our attention that you are reviewing a proposal for the above named SEPA proposal in 
which a parcel or parcels will be disturbed for development.  Because these activities may cause possible 
fugitive dust emissions, we would like to take this opportunity to provide information to ensure that the 
applicant takes reasonable steps to control the dust from his/her project. 

The Benton Clean Air Agency (BCAA) requires the applicant submit a Proof of Contact: Soil Destabilization 
Notification for this project prior to any excavation/construction taking place.  This will insure that the proponent 
has the ability and resources to control fugitive dust emissions that may be created as a result of construction 
activities.  This will also inform them of the regulations and requirements of the BCAA.  Additionally, a written 
dust control plan must be developed and maintained for all soil destabilization projects, and must be readily 
available upon request by the BCAA.  Part of this plan is submitting the name of at least one person for the 
project so that the BCAA has a point of contact should we receive any dust complaints from the project.  The 
Soil Destabilization Notification form can be found and submitted on our website, www.bentoncleanair.org. 

Thank you for the opportunity to comment on this proposal.  If you have any questions, or would like further 
information on this subject, please contact us at (509) 783-1304. 

Sincerely, 

Deon Steichen 
Inspector 
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CITY OF KENNEWICK 
DETERMINATION OF NON-SIGNIFICANCE 

FILE/PROJECT NUMBER:  ED-2025-0002 

DESCRIPTION OF PROPOSAL: The project proposes a 75 lot single family subdivision. 

PROPONENT:  Knutzen Engineering, c/o Paul Knutzen 5401 Ridgeline Dr Unit 160, Kennewick, WA 99338 

LOCATION OF PROPOSAL, INCLUDING STREET ADDRESS, IF ANY:  10600 W CLEARWATER AVE  

LEAD AGENCY:  City of Kennewick 

DETERMINATION:  The City of Kennewick has determined that this proposal does not have a probable significant 
adverse impact on the environment. An Environmental Impact Statement (EIS) will not be required under RCW 
43.21C.030(2)(c). This decision was made after review of a completed environmental checklist and other 
information on file with the City. This information is available to the public on request. Application for other required 
permits may require further review under SEPA procedures. 

 X There is no comment period for this DNS. 

___ This DNS is issued after using the optional DNS process in WAC 197-11-355. There is no further comment 
period on the DNS. 

___ This DNS is issued under 197-11-340(2); the City will not act on this proposal for fifteen days from the date 
below. Comments must be submitted by _________. After the review period has elapsed, all comments 
received will be evaluated and the DNS will be retained, modified, or withdrawn as required by SEPA 
regulations. 

RESPONSIBLE OFFICIAL: Anthony Muai, AICP 
POSITION/TITLE: Planning Director 
ADDRESS: 210 W 6th Ave., P.O. Box 6108, Kennewick, WA 99336 
PHONE: (509) 585-4386 

___ Changes, modifications and/or additions to the checklist have been made on the attached 
Environmental Checklist Review. 

This DNS is subject to the attached conditions: 
No conditions. 

 X   See attached condition(s). 

Project is subject to the following conditions: 
- Applicant must comply with the Department of Archaeology and Historic Preservation comment letter dated

June 7, 2023.
- Applicant must comply with the Dept. of Ecology comment letter dated February 27, 2025.
- Applicant must comply with the Benton Clean Air Agency Letter dated February 12, 2025.

Date:   March 3, 2025    Signature:____________________________________________ 

*********************************************************************************************************************************** 
Appeal:  An appeal of this determination must be submitted to the Community Planning Department within fourteen 
(14) calendar days after the date issued and no later than 5 p.m.  This appeal must be written and make specific
factual objections to the City’s threshold determination.  Appeals shall be conducted in conformance with Section
4.12.090(9) of the Kennewick Municipal Code and the required fees pursuant to the City’s adopted Fee Schedule
shall be paid at time of appeal submittal.

Copies of this DNS were mailed to: Dept. of Ecology 
WA Dept. of Fish & Wildlife 
WSDOT  
Yakama Nation 
CTUIR 
ED-2025-0002 File 

Exhibit 13

Page 46 of 122



�

�

������� �
��� �������������
��	��������
�

���	��	
������
������������
��

�	�������

�������� �!"����

�������� �!"����
#

�������� �!"��$�

�������� �!"����

�������� �!"�� ��������� �!"��!�

�������� �!"��%��������� �!"����

�������� �!"��&��������� �!"����

'�������()�*	�����
���
�

�
#

+,-.#/01#202/#
#

3,45677.8#9:;#
#

9:5#3:<4=>?@#
A=65B:-#C6<<B#D.E.<:F5.-7#

2GGG#C6HIJ>K#2L#
M7I.<<:1#NOPP/LL#

#
Q=.F>=.8#RK;#
OFF<,B1#S-?#

20TT#C>H.-#U8#
U6?I<>-81#NO#

#
�

#
#

Exhibit 14

Page 47 of 122



������������	��
������	
����� ��	���
�����������������	����
	���
��������������
����	�� ��������������

�  

�

�  

�

!������

"
#$%&'"()"*(+#'+#,"

"
*'-#.).*$#'"()"'+/.+''-"000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000"1"

2034.+#-(56*#.(+"00000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000"74
8984:;<=>?@ A>B?;CD@C<E FEG HF?IJ;<KEG LEM<;NF@C<E 9999999999999999999999999999999999999999999999999999999999 O4
89P4Q?<D> <M Q>;RC?>B 999999999999999999999999999999999999999999999999999999999999999999999999999999999999999999999999999999999 O4

S034,.#'".+T',#./$#.(+"00000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000"U4
P984VC@>;F@K;> W>RC>X 9999999999999999999999999999999999999999999999999999999999999999999999999999999999999999999999999999999999 Y4
P9P4ZC>[G LER>B@CJF@C<E 999999999999999999999999999999999999999999999999999999999999999999999999999999999999999999999999999999999 Y4
P9\4VF]<;F@<;̂ _>B@CEJ FEG ̀EF[̂BCB 99999999999999999999999999999999999999999999999999999999999999999999999999999999999 Y4

a034,.#'"*(+5.#.(+,"0000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000000"U4
\984QK;MF?> b<EGC@C<EB FEG V<@ Q[<D>B 9999999999999999999999999999999999999999999999999999999999999999999999999999999 Y4
\9P4QC@> Q<C[B 9999999999999999999999999999999999999999999999999999999999999999999999999999999999999999999999999999999999999999999999 Y4
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BCCDEFG HIJK LF CDMNFMO PQ CRMFMIP PSLF TRMDLULINRV WMQPMJSILJND HIXMFPLYNPLQI ZMCQRP [QR PSM 
YRNOLIY Q[ DQPFG NIO NCNRPUMIPF JQUCDM\ ]LPSLI TNRJMDF ̂ _̂`̀abTc_de__̂ PSRQEYS 
_̂̂`̀abTc_de_̂_G LI fMIIM]LJgG hBK iSM DQJNPLQI Q[ PSM FLPM LF FSQ]I LI jLYERM ̂G 
kLJLILPV lNC NIO CRMDLULINRV FLPM CDNI LF CRQXLOMO LI jLYERM mG TRMDLULINRV nLPM TDNIK iSLF 
CNRJMD JQIFLFPF Q[ NCCRQ\LUNPMDV da NJRMF Q[ EIOMXMDQCMO DNIO PSNP ]M EIOMRFPNIO VQE 
LIPMIO QI DMXMDDLIY [QR JQUUMRJLND DQPFG RMFLOMIPLND FEoOLXLFLQIF NIO NCNRPUMIP 
OMXMDQCUMIPFK  
 
iSM FLPM JQIFLFPF Q[ UQFPDV EIOLFPERoMO YRQEIO ]LPS N FUNDD NRMNF Q[ OEUCMO JQIJRMPM 
OMoRLF LI PSM JMIPMR Q[ PSM CNRJMDK HP LF oQROMRMO oV h pDMNR]NPMR BXMIEM NDQIY PQ PSM FQEPS 
CRQCMRPV DLIMG JQUUMRJLND CRQCMRPLMF PQ PSM MNFP NIO ]MFPG NIO bqnj RNLDRQNO Zrh NDQIY 
IQRPS CRQCMRPV DLIMK 
 
iSLF RMCQRP CRMFMIPF PSM RMFEDPF Q[ QER YMQPMJSILJND LIXMFPLYNPLQI Q[ PSLF FLPMK HP LIJDEOMF N 
RMXLM] Q[ PSM FLPM YMQDQYVG N OMFJRLCPLQI Q[ FLPM FQLDF NIO FEoFER[NJM CRQ[LDMG NIO 
YMQPMJSILJND RMJQUUMIONPLQIF NIO FCMJL[LJNPLQIF [QR FLPM YRNOLIY NIO JQIFPREJPLQI Q[ 
oELDOLIY [QEIONPLQIF JQIFLFPMIP ]LPS HIPMRINPLQIND bELDOLIY pQOM RMsELRMUMIPFK 
 
#$t&u4183&1@&u30v7436&

rER FJQCM Q[ FMRXLJMF [QR PSLF CRQwMJP LIJDEOMO PSM [QDDQ]LIYx 
 
y z31{1>74&|7530:5?03&*3v73}~ ZMDMXNIPG RMNOLDV�NXNLDNoDM YMQDQYLJ LI[QRUNPLQI QI PSM 
FLPM NIO FERRQEIOLIY NRMN ]NF RMXLM]MO [QR LI[QRUNPLQI RMYNROLIY YMQDQYLJ JQIOLPLQIF 
NP QR IMNR PSM FLPMK  

y u753&��8{10:5719~&jQRPV FMXMI M\CDQRNPLQI PMFP CLPF ]MRM M\JNXNPMO NP PSM FLPM PQ 
NFFMFF PSM FQLD JQIOLPLQIF NIO PQ QoPNLI RMCRMFMIPNPLXM FQLD FNUCDMF [QR DNoQRNPQRV 
PMFPLIYK 

y |:�10:510�&)36579>~ nQLD PMFPLIY LIJDEOMO LIOM\ CRQCMRPLMF PMFPLIYG FLMXM NINDVFMFG 
NIO CRQJPQR PMFPLIY NF RMsELRMOK  

y z31534�974:{&�9>7933079>&�9:{�676~ �NPN JQDDMJPMO OERLIY PSM FLPM M\CDQRNPLQIG 
DLPMRNPERM RMFMNRJSG NIO DNoQRNPQRV PMFPLIY ]MRM NINDV�MO PQ OMXMDQC CRQwMJP�FCMJL[LJ 
YMQPMJSILJND OMFLYI NIO JQIFPREJPLQI RMJQUUMIONPLQIF [QR PSM CRQwMJPK&

y *38105&/038:0:5719~ iSLF YMQPMJSILJND RMCQRP JQIPNLIF PSM RMFEDPF Q[ QER ]QRg 
LIJDEOLIY LI[QRUNPLQI NF LP RMDNPMF PQ PSM [QDDQ]LIYx 

� nLPM M\CDQRNPLQI NIO DNoQRNPQRV PMFP RMFEDPF 

� nQLD�RQJg JQIOLPLQIF NIO FEoFER[NJM CRQ[LDM 

� �NRPS]QRg NIO FLPM CRMCNRNPLQI RMJQUUMIONPLQIF 

� nLPM YRNOLIY NIO FQLD CDNJMUMIP RMJQUUMIONPLQIF 

� nDQCM OMFLYI NIO JQIFPREJPLQI RMJQUUMIONPLQIF 

� jQEIONPLQI FEoYRNOM FQLD CRMCNRNPLQI RMJQUUMIONPLQIF 

� BDDQ]NoDM FQLD oMNRLIY JNCNJLPLMF NIO UN\LUEU [QEIONPLQI oMNRLIY CRMFFERMF 

� jQEIONPLQI ]NDD OMFLYI CNRNUMPMRF NIO OMFLYI MNRPS CRMFFERMF 

� TNXMUMIP NIO FDNo�QI�YRNOM RMJQUUMIONPLQIF 
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34 54674849 :;4 3<=>? @4ABAC7D EFG AH :;4 ?7D;BFI9 JKJLLMLLL NOF95FICB4 P?7494BM 4: 
FBQRM JSSTQ U;4 V7:4 7V DBFVV7H749 FV AO:WO5V: HBAA9 94GAV7:VM V7B: FI9 VFI9 PNHVXRQ U;4 NHVX 
94GAV7:V F54 94VD57W49 FV BFDOV:57I4 V7B: FI9 H7I4 VFI9 FI9 HBO67FB DAF5V4 :A H7I4 VFI9Q 
 
YFV49 AI AO5 4ZGBA5F:7AIV 7I :;4 F54F 84 7I:45G54: :;F: :;4 V7:4 VA7BV F54 DAIV7V:4I: 87:; 
AO:WO5V: HBAA9 94GAV7:VM V7B: FI9 VFI9 P[B47V:AD4I4RQ \A54 54D4I: 4AB7FI FD:767:] ;FV D54F:49 
6F57AOV OI9OBF:7AIV FD5AVV :;4 G5AG45:]Q  
 

$̂_%̀&a/bcbde&f%1aghaijdbie/%kalb1d%&aigccadkehbgdl%

<: :;7V :7E4M :;4 G5AGAV49 OV4 AH :;4 G5AG45:] 87BB W4 :8A V4GF5F:4 G;FV4V AH 54V794I:7FB 
9464BAGE4I:V 4FV: AH :;4 Y[< ?m3M 87:; X DAEE45D7FB BA:V FI9 F GAVV7WB4 FGF5:E4I: 
9464BAGE4I: :A :;4 84V: AH :;4 ?m3Q 34 OI945V:FI9 :;F: ]AO5 7I:4I:7AI 7V :A EFVV C5F94 
:;4 G5AG45:] FI9 W4C7I 9464BAGE4I: 87:; :;4 H75V: AH :;4 54V794I:7FB VOW9767V7AIVQ 

 
U;7V 54GA5: 7V DAIV794549 G54B7E7IF5] FI9 87BB G5A6794 54DAEE4I9F:7AIV HA5 EFVV C5F97IC AH 
H7BB VA7BV :A VOGGA5: C4I45FB 54V794I:7FB FI9 DAEE45D7FB 9464BAGE4I:Q nG4D7H7D 7I64V:7CF:7AI 
HA5 V:A5E8F:45 HFD7B7:74V 87:;7I :;4 9464BAGE4I:VM FV 84BB FV VG4D7FB 54oO754E4I:V HA5 
FGF5:E4I: WO7B97ICV 4ZD4497IC pqV:A574V 7I ;47C;:M FV 84BB FV VG4D7H7D W4F57IC 54oO754E4I:V 
HA5 DAEE45D7FB DAIV:5OD:7AI 87BB 54oO754 F997:7AIFB C4A:4D;I7DFB 8A5rQ  
 
$̂s%t*u+.,v)*+%i*+w)(ux,v)*+%

YO7B97IC HAOI9F:7AIV V;AOB9 W4 4Z:4I949 :;5AOC; FI] BAAV4 A5 H7BB VA7BV AI V7:4 FI9 HAOI949 
AI DAEG4:4I: IF:764 V7:4 VA7BV A5 V:5OD:O5FB H7BBV W4BA8Q  

 
$̂y%l)v'%̀x'z,x,v)*+%

{B4F5 FI9 C5OW FBB DO: FI9 H7BB F54FV AH FBB VO5HFD4 64C4:F:7AI FI9 47:;45 OV4 FV BFI9VDFG4 H7BB 
A5 ;FOB AHHV7:4Q ?4EA64 FBB 5AA:V FI9 A5CFI7D EF:457FBM BAAV4 A5 VAH: VA7BM FI9 AB9 :AGVA7B H5AE 
FBB F54FV :A 54D4764 H7BB VA7BVM GF64E4I:M HAOI9F:7AIVM 957648F]VM 4:DQ  
 
$̂#%a,xv|}*x~%

$̂#$s%a�0,�,v)*+�%

�ZDF6F:7AI AH :;4 VO5HFD4 V7B:] H7I4 VFI9 VA7BV DFI W4 FDDAEGB7V;49 87:; F :5FDr49 
4ZDF6F:A5M 9A�45M A5 BF5C4 VD5FG45 :;F: 7V FE4IFWB4 :A EFVV C5F97ICQ 
 
< EFZ7EOE VBAG4 AH J�KpQL� P645:7DFB :A ;A57�AI:FBR 7V 54DAEE4I949 HA5 FBB 
OIVOGGA5:49 4ZDF6F:7AI V7948FBBV 7I :;4 VFI9] VA7B F: :;4 V7:4Q <I] :54ID;7IC A5 
4ZDF6F:7AI A645 TQL H44: WCV 54oO754V 47:;45 :;4 G5467AOVB]qE4I:7AI49 V794 VBAG4V A5 
V;A57IC FI9 W5FD7IC AH :;4 4ZDF6F:7AIQ  
 
U;7V 7IHA5EF:7AI AI VBAG4 G5A:4D:7AI 7V WFV49 AI mDDOGF:7AIFB nFH4:] FI9 �4FB:; 
<9E7I7V:5F:7AI Pmn�<R 54COBF:7AIV FI9 7V G5A67949 4I:754B] FV F V4567D4 :A AO5 {B74I:Q 
�I945 IA D75DOEV:FID4V V;AOB9 :;4 {B74I: A5 :;475 DAI:5FD:A5V A5 VOWDAI:5FD:A5V 
7I:45G54: :;7V 7IHA5EF:7AI :A E4FIM A5 A:;4587V4 7EGB]M :;F: <GGBOVM �IDQ FVVOE4V 
54VGAIV7W7B7:] HA5 DAIV:5OD:7AI V7:4 VFH4:] FI9�A5 :4EGA5F5] VBAG4 V:FW7B7:]M A5 :;4 
DAI:5FD:A5 FD:767:74VQ nOD; 54VGAIV7W7B7:] 7V IA: 7EGB749 FI9 V;AOB9 IA: W4 7IH45549Q 
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#$%$&'()*+',-./)01'

233 45678794: ;794<=73> ?=33 @4 A4B9 CD >=94 7D: E>4: 7> @76AF=33 9C 34843 9G4 >=94H 233 >C=3 
F=33 B3764: => 6CD>=:4<4: 9C @4 >9<E69E<73 F=33 9G79 ;E>9 @4 B3764: 7D: 6C;B7694: 9C 9G4 
>B46=F=679=CD> 3=>94: =D 9G4 FC33C?=DI >469=CD JHJHJ K9<E69E<73 L=33H 
 
233 >=94 I<7:=DI >G733 @4 B4<FC<;4: 766C<:=DI 9C 2BB4D:=5 MN O<7:=DI CF 9G4 PQRS 
TD94<D79=CD73 UE=3:=DI VC:4 C< >B46=F=6 <46C;;4D:79=CD> =D63E:4: =D 9G=> <4BC<9H 
 
#$%$%'WX*'.0/'Y)ZZ'(Z[\+]'

233 F=D=>G >3CB4> >G733 @4 I<7:4: 9C 7 ;75=;E; >3CB4 CF R̂NP_H 233 F=33 >3CB4> >G733 @4 
6CD>9<E694: F<C; 9G4 @7>4 EB?7<: @̀ 6C;B769=DI 9G4 >C=3 =D 37̀4<>a C84<@E=3:=DI 9G4 
>3CB4a 7D: 9G4D F=D=>G I<7:=DI 9C 7 ;75=;E; >3CB4 CF R̂NP_H b4;BC<7<̀ >C=3 6E9> 
>GCE3: DC9 45644: FCE< F449 ED34>> 7BB<C84: @̀ 9G4 I4C946GD=673 4DI=D44< 7D: B37D> 
7<4 ;7:4 FC< B<C8=:=DI =;;4:=794 B4<;7D4D9 >9<E69E<73 >EBBC<9H 
 
#$%$#'(*-Xc*X-.Z'Y)ZZ'

LC< >9<E69E<73 F=33a E>4 45=>9=DI CD>=94 >C=3 C< =;BC<94: I<7DE37< >C=3H bG4 CD>=94 >C=3 67D 
@4 E>4: 7> >9<E69E<73 F=33 B<C8=:4: =9 => F<44 CF C<I7D=6>a =9 => =D>97334: =D ;75=;E; RPd
=D6Gd3CC>4 3=F9> 7D: =9 => 6C;B7694: =D B3764H K9<E69E<73 F=33 >C=3 >G733 DC9 6CD97=D 6C@@34> 
C< 637>9> 45644:=DI Jd=D6G4> =D :=7;494<H U76AF=33 >C=3 D459 9C 9G4 FCED:79=CD> >G733 @4 
637>>=F=4: 7> B<=;7<=3̀ >7D: 7D: I<7843 ?=9G DC @CE3:4<> C< 637>9> 45644:=DI e =D6G4> =D 
:=7;494<H  
 
T;BC<94: F=33 >GCE3: @4 ?433 I<7:4: @49?44D 6C7<>4 7D: F=D4 ?=9G 7 ;75=;E; B7<9=634 
>=f4 CF R =D6G 7D: 6CD97=D DC :43494<=CE> ;794<=73>H T;BC<94: F=33 >GCE3: G784 7 34>> 
9G7D PQ B4<64D9 @̀ ?4=IG9 B7>>=DI 9G4 gCH PQQ >=484H T;BC<94: >C=3 F=33 >G733 @4 
7BB<C84: FC< E>4 @̀ 7 I4C946GD=673 4DI=D44< 7D: >C=3 6C;B769=CD 6<=94<=7 >G733 @4 
4>97@3=>G4: FC< 9G4 >B46=F=6 ;794<=73H  
 
233 >9<E69E<73 F=33 >G733 @4 =D>97334: =D RPd=D6Ga ;75=;E; 3CC>4 3=F9>a =9 >G733 @4 ;C=>9E<4 
6CD:=9=CD4: 9C ?=9G=D hid P B4<64D9 CF CB9=;E; ;C=>9E<4 6CD94D9 7D: =9 >G733 @4 
6C;B7694: 9C 79 347>9 jk B4<64D9 CF =9> ;75=;E; :<̀ :4D>=9̀ 7> :494<;=D4: @̀ 9G4 
;C:=F=4: B<C69C< 94>9 E>=DI 2Kbl TD94<D79=CD73 m2Kbln oRkkp C< B4< CD>=94 
>B46=F=679=CD 7D: 7BB<C873 @̀ 9G4 I4C946GD=673 4DI=D44<H  
 
2 ;=D=;E; CF R 94>9 B4< JaQQQ >qE7<4 F449 CF 6C;B7694: 7<47 ?=33 @4 <4qE=<4: B4< 3=F9 
B3764:H TF F7=3=DI 94>9> 7<4 4D6CED94<4:a ;C<4 94>9> ?=33 @4 <4qE=<4: 9C 4D>E<4 B<CB4< 
B3764;4D9 CF F=33 ;794<=73>H 
 
=̂@<79C<̀ <C334< 6C;B769C<> C< ?G443 <C334< 6C;B769=CD 4qE=B;4D9 ?=33 B<C:E64 9G4 @4>9 
>C=3 6C;B769=CD <4>E39> 79 9G=> >=94H T9 => BC>>=@34 9C 6C;B769 >C=3> ?=9G 9G4 E>4 CF 
>6<7B4<> 9C ?G443 <C33 9G4 ;794<=73 =DdB3764H l47D>a ;49GC:a 7D: >4qE4D64 CF 
6C;B769=CD => 79 9G4 :=>6<49=CD CF 9G4 47<9G?C<A 6CD9<769C<H 
 

#$#'Y[X0/.*)[0]''

#$#$r's+])10''

UE=3:=DI> 67D @4 >EBBC<94: CD 6CD84D9=CD73 >B<47: FCC9=DI>H 233 FCC9=DI> >GCE3: @4 
>EBBC<94: CD B<CB4<3̀ B<4B7<4: >E@I<7:4 =D D79=84 >C=3> C< CD >9<E69E<73 F=33 7> 
:=>6E>>4: =D 9G4 B<48=CE> B7<7I<7BG>H LCC9=DI >E@I<7:4 >C=3 >G733 @4 =D>B4694:a 
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#$%#$&' ()& (**+,-$& ./ ( 012$)%$& $)31)$$+ *+1,+ #, *,4+1)3 #5$ 6,,#1)3%7 86 ,)3,1)3 
1)%*$2#1,)% ()& #$%#1)3 (+$ *$+6,+9$& &4+1)3 9(%% 3+(&1)3' #5$ $)31)$$+ ,6 +$2,+& 2() 
(**+,-$ (00 6100 %,10% :1#51) #5$ %*$21612 &$-$0,*9$)# :1#5 ), (&&1#1,)(0 6,,#1)3 ,+ 
%4.3+(&$ 1)%*$2#1,)% +$;41+$&7 <51% 1% (%%491)3 #5(# (00 2,)%#+42#1,) :100 .$ %#()&(+& 
0135# 6+(9$ 2,)%#+42#1,) ),# $=2$$&1)3 >?%#,+1$% 1) 5$135#7 @00 .410&1)3% %5,40& .$ 
2,)%#+42#$& (22,+&1)3 #, 24++$)# 8AB ()& 8CB %#()&(+&%7 
 
<5$ 91)1949 :1&#5% ,6 #5$ 2,)#1)4,4% :(00 6,,#1)3% %5(00 .$ 2,)%1%#$)# :1#5 24++$)# 
8AB ()& 8CB %#()&(+&%7 <5$ .,##,9 $=#$+1,+ ,6 (00 6,,#1)3% %5(00 .$ (# 0$(%# >D 1)25$% 
.$0,: #5$ 0,:$%# (&E(2$)# $=#$+1,+ 3+(&$ 6,+ 6+,%# *+,#$2#1,)7  
 
@**04% +$2,99$)&% 4%1)3 ( 9(=1949 %,10 .$(+1)3 *+$%%4+$ ,6 F'GHH *,4)&% *$+ 
%;4(+$ 6,,# I*%6J 6,+ (00 6,,#1)3% #5(# .$(+ ,) #5$ )$(+?%4+6(2$' ,+ %()&/ %,10 2,)%1%#$)# 
:1#5 24++$)# 8CB %#()&(+&%7 K0$(%$ ),#$ #5(# #51% (00,:(.0$ %,10 .$(+1)3 *+$%%4+$ 
(%%49$% ( 91)1949 2,)61)$9$)# &$*#5' ,+ &$*#5 ,6 .4+1(0' ,6 >7H 6$$# .3%7 
 
L
������	M�N�O���
�M�M	�����	��P���P�������
�����������Q�
��Q����	��M�����	�M��������
	M�M		�����R��	�M������������
�����������Q�M���Q����M����P������	M�����M		�������	���
��������	M��R��M����P��	���
�����������QS���������M����T��UVV�W��XWR��M�M		����������
�	���	�M���Q�Y�R�R���
������Q��	M��Z����	��M		�������	������
�M		���������
������������
����

	���Q�Q������[�	�����Q����Q���M����P����Q\�����	��P���P�������
���������
	��Q�P��
��Q���Q��	�]O��
�MR�
 
@) (%%$%%9$)# ,6 0,(&1)3 ,) #5$ 6,4)&(#1,) %/%#$9 ./ #5$ &$%13)$+' (+251#$2#' ,+ 
%#+42#4+(0 $)31)$$+ 1% +$;41+$& #, -$+16/ #5(# #5$ 6,,#1)3 %1̂$% 2,9*0/ :1#5 #5$ 
*+$-1,4%0/?9$)#1,)$& +$;41+$9$)#% ()& #5$ 6,,#1)3% (+$ 2,++$2#0/ *+,*,+#1,)$& 6,+ #5$ 
%*$2161$& .$(+1)3 2(*(21#/7 
 
_,+ 2,)%1&$+(#1,) ,6 %5,+# *$+1,& %$1%912 ()& :1)& *+$%%4+$%' #5$ (00,:(.0$ 6,,#1)3 
.$(+1)3 *+$%%4+$ -(04$% *+,-1&$& 1) #51% %$2#1,) 9(/ .$ 1)2+$(%$& ./ ,)$?#51+&7 ̀%$ ( 
&/)(912 .$(+1)3 2(*(21#/ ,6 >'HHH 0.a6#> :5$) %1̂1)3 6,,#1)3% 6,+ #+()%1$)# 6,+2$%7 _,+ 
0(#$+(0 6,+2$%' 4%$ ( 6+12#1,) 2,$66121$)# ,6 H7b .$#:$$) #5$ .(%$ ,6 #5$ 6,,#1)3% ()& #5$ 
4)&$+0/1)3 %4.3+(&$ %,107 
 
cdcdefghiijhkhlif

m$##0$9$)# $%#19(#$% (+$ .(%$& ,) %4.3+(&$ %,10%' 6,,#1)3 &$*#5' 6,,#1)3 %1̂$' ()& 
0,(&1)3 ,) 6,,#1)3%7 86 %,10% (+$ *+,*$+0/ *+$*(+$& (22,+&1)3 #, #5$ +$2,99$)&(#1,)% 1) 
#51% +$*,+# ()& (00 .410&1)3% (+$ 2,)%#+42#$& (22,+&1)3 #, (**012(.0$ .410&1)3 2,&$' 
%$##0$9$)# ,6 .410&1)3% %5,40& ),# .$ ( 2,)2$+)7 86 .410&1)3% (+$ 2,)%#+42#$& #5(# 
$=2$$& #5$ 01%#$& (00,:(.0$ .$(+1)3 *+$%%4+$%' 1)204&1)3 6,,#1)3% #5(# (+$ ),# *+,*$+0/ 
2,)61)$&' #5$ +1%n ,6 &166$+$)#1(0 ()& ,-$+(00 %$##0$9$)# :100 %13)1612()#0/ 1)2+$(%$7 
 
cdcdofpqrlstiuqlfvtwxyujjf

<5$ 20$(+ %*(2$ (+,4)& #5$ $=#$+1,+ ,6 (00 6,4)&(#1,)% ()& .$#:$$) #5$ %#$9 :(00% ()& 
6,,#1)3 #+$)25$% %5(00 .$ .(2n6100$& 1) 016#% ()& 2,9*(2#$& #, ( 91)1949 ,6 z> *$+2$)# 
,6 9(=1949 &+/ &$)%1#/ *$+ @m<{ |FGG}' ,+ *$+ ,)%1#$ 1)%*$2#1,) ()& (**+,-(0 ./ 
#5$ 3$,#$25)12(0 $)31)$$+7 B(+$ 94%# .$ #(n$) :1#5 #5$ .(2n61001)3 ,*$+(#1,) #, *+,-1&$ 
6,4)&(#1,) %4.3+(&$ %,10 2,)61)$9$)# *+$%%4+$ ()& #, 5$0* 0191# 1)610#+(#1,) ()& 64#4+$ 
%$##0$9$)# (+,4)& #5$ 6,4)&(#1,)7  
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#$#$#%&'()*+,-')%.+//0%+)*%1+,23+/%4+3,5%63200(32%

789 :;< =<>?@A 8B <C<DE:<= >:<F GECC> EA= @E9E@< B8HA=E:?8A GECC>I H>< :;< =E:E ?A :;< 
B8CC8G?A@ JEKC< LM 
 

JEKC< LM NE:?D< O8?C P<>?@A QE9EF<:<9> 

R>>HF<= O8?C P<A>?:S 
 

T LUU CKVB:W 

R>>HF<= O8?C XA:<9AEC 79?Y:?8A RA@C< 
 

T WU =<@9<<> 

Z8<BB?Y?<A: 8B R:[\<>: ]E9:; Q9<>>H9<I 
R:[\<>: ]E9:; Q9<>>H9< ]̂H?DEC<A: 7CH?= P<A>?:S 

_8 T 
T 

ÙaU 
aÙU CKVB:W 

Z8<BB?Y?<A: 8B RY:?D< ]E9:; Q9<>>H9<I 
RY:?D< ]E9:; Q9<>>H9< ]̂H?DEC<A: 7CH?= P<A>?:S 

_E T 
T 

ÙWW 
WẀW CKVB:W 

Z8<BB?Y?<A: 8B QE>>?D< ]E9:; Q9<>>H9<I 
QE>>?D< ]E9:; Q9<>>H9< ]̂H?DEC<A: 7CH?= P<A>?:S 

_b T 
T 

ẀUU 
WUU CKVB:W 

 
RCC B8HA=E:?8A GECC> FH>: K< KEYcB?CC<= G?:; Y8FbEY:<= >8?C :8 BHCCS F8K?C?d< :;< bE>>?D< 
<E9:; 9<>?>:EAY<̀ eEYcB?CC bCEY<= G?:;?A W B<<: 8B B8HA=E:?8A GECC> >;8HC= K< bCEY<= ?A 
FEf?FHF Lg[?AY;I C88>< C?B:> EA= Y8FbEY:<= :8 E: C<E>: hg b<9Y<A: 8B :;< FEf?FHF =9S 
=<A>?:SI E> =<:<9F?A<= KS ROJi PLaaj̀  
 
#$#$k%l2-0m-n%o20-p)%q3-,23-+%

J;< >8?C b98B?C< E: :;< >?:< Y8A>?>:> 8B >?C:S >EA= >H9BEY< >8?C HA=<9CE?A KS F<=?HF 
=<A>< >?C:S B?A< >EA= B8CC8G<= KS =<A>< >EA=S @9ED<C>̀ J;?> >8?C b98B?C< Y8AB89F> :8 E 
><?>F?Y =<>?@A rO?:< ZCE>> PsI >:?BB >8?C̀ 789 :;?> >?:<I H>< :;< B8CC8G?A@ ><?>F?Y =<>?@A 
bE9EF<:<9> B8HA= ?A :;< B8CC8G?A@ JEKC< gM 
 

JEKC< gM ROZ]VO]X j[Lt O<?>F?Y P<>?@A QE9EF<:<9>%

 O;89: Q<9?8= L ><Y 

iEf?FHF Z9<=?KC< ]E9:;̂HEc< RYY<C<9E:?8A O> T ÙuWL OL T ÙLtW 

O?:< ZCE>> Z 

O?:< Z8<BB?Y?<A: 7E T L̀uaa 7D T g̀gjW 

R=vH>:<= Ob<Y:9EC RYY<C<9E:?8A OiO T Ùtgj OiL T ÙWjg 

P<>?@A \<>b8A>< RYY<C<9E:?8A OPO T ÙuLw OPL T Ùguw 

P<>?@A Q<Ec x98HA= RYY<C<9E:?8A ÙLww @ 

 
J;< b9<><AY< 8B <C<DE:<= @98HA=GE:<9 EA= B?A< >EA=> b9<><A: E b8:<A:?EC ;EdE9= D?E 
C?̂H<BEY:?8A =H9?A@ ><?>F?Y >;Ec?A@̀ J;< >?:< ?> C?>:<= E> C8G :8 F8=<9E:< b8:<A:?EC B89 
C?̂H<BEY:?8A KE><= 8A :;< yOPN\ FEb>̀ y< <DECHE:<= A<E9KS G<CC C8@> EA= B?A= :;E: 
@98HA=GE:<9 =<b:; ?> Ebb98f?FE:<CS jU B<<: K<C8G @9E=<̀ eE><= 8A :;< >8?C b98B?C< EA= 
=<b:; :8 @98HA=GE:<9I G< B?A= :;E: :;< C?̂H<BEY:?8A ;EdE9= B89 :;?> >?:< :8 K< C8G̀ 
 

#$k%l/+z0%')%{3+*2%

OCEK>[8A[@9E=< >;8HC= K< >Hbb89:<= 8A >HK@9E=< >8?C> b9<bE9<= E> =<>Y9?K<= ?A 
l2n,-')%#$|$}%l-,2%{3+*-)p%>HK><Y:?8A 8B :;?> 9<b89:̀  ZC<EA Y9H>;<= 98YcI E: C<E>: u 
?AY;<> :;?Yc EA= Y8FbEY:<= ?A:8 bCEY< >;8HC= K< bCEY<= :;98H@;8H: :;< bCEAA<= >CEK 
E9<E> EA= 8D<9 :;< <fb8><= AE:?D< >8?C>   y< 9<Y8FF<A= :;E: ECC BC889 >CEK> K< 
HA=<9CE?A KS E: C<E>: B8H9 ?AY;<> 8B B9<<[=9E?A?A@ @9ED<C G?:; C<>> :;EA :;9<< b<9Y<A: KS 
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#$%&'( )* ('$ +,($-%,. /,00%1& 2%$3$ 4)5 677 *)- 80$ ,0 , 9,/%..,-: ;-$,<5  = 08%(,;.$ 
3,/)- ;,--%$-> 089' ,0 '$,3: /.,0(%9 0'$$(%1& ?@A+%. +%1%+8+B> 0')8.C ;$ /.,9$C )3$- 
('$ 9,/%..,-: ;-$,< +,($-%,.5  =1 ,CC%(%)1,. 6A%19' ('%9< +)%0( 0,1C .,:$- +,: ;$ 80$C 
() 9)3$- ('$ 3,/)- ;,--%$-5  D'%0 0,1C .,:$- %0 )/(%)1,. ,1C %0 %1($1C$C () /-)($9( ('$ 
3,/)- ;,--%$- +$+;-,1$ C8-%1& 9)10(-89(%)15  

EFGHIJKLMHNJOPHQRLSJKQHLKSHPRTNJTKHUTKORTMH

D'$ &-)81C 08-*,9$ ,CV,9$1( () ;8%.C%1&0 0',.. 0.)/$ ,#,: *-)+ ('$ 0.,;> 0($+ #,..0> )- 
*)81C,(%)1 #,..0 ,( W /$-9$1( *)- , +%1%+8+ C%0(,19$ )* X7 *$$( *-)+ ('$ 0(-89(8-$ /$- ('$ 
-$Y8%-$+$1(0 )* ('$ Z[\> )- ,1 ,.($-1,(%3$ C-,%1,&$ +$(')C 0',.. ;$ C$0%&1$C %1() ('$ 0%($ 
C-,%1,&$ /.,15 ],1C09,/%1& ,1C .)( &-,C%1& 0')8.C 9)10%C$- C-,%1,&$ -$Y8%-$+$1(0 )* ('$ 
;8%.C%1& ,1C /-$3$1( /)1C%1& )* #,($- 1$,- ('$ 0(-89(8-$0 )- %1 .,1C09,/$C ,-$,05 =.. %+/$-3%)80 
08-*,9$0 0',.. ;$ 0.)/$C () C-,%1 %1() ,1 ,//-)3$C 9,(9' ;,0%1 ,1C /%/$C () ,1 ,//-)/-%,($ 
%1*%.(-,(%)1 0:0($+ )1A0%($5  
 
=.. *%1,. 0.)/$ 08-*,9$0 0')8.C ;$ +)%0(8-$ 9)1C%(%)1$C ,1C 9)+/,9($C #%(' , (-,9< C)̂$- )- 
0)+$ )('$- 9)+/,9(%)1 +$(')C (',( #%.. #)-< )1 ('$ 0.)/$ () ,9'%$3$ , 0+))(' 0.)/$ #%(' , 
+,_%+8+ 0.)/$ ,1&.$ )* X̀a6b5 = +,_%+8+ 0.)/$ )* X̀acb 0')8.C ;$ 80$C %* ('$ 0.)/$ #%.. ;$ 
+,%1(,%1$C %1 &-,00 ,1C +)#$C5 d%1%0' 0)%. 0.)/$0 (',( ,-$ 0($$/$- (',1 X̀acb -$Y8%-$ 0)+$ 
*)-+ )* $-)0%)1 /-)($9(%)1 () /-$3$1( #,($- $-)0%)1 ,( ('$ 08-*,9$ %1 ('$ $3$1( )* ,1 %--%&,(%)1 )- 
C)+$0(%9 #,($- .%1$ ;-$,<5 e-)0%)1 /-)($9(%)1 )* ('$0$ 0.)/$0 0')8.C ;$ C$0%&1$C %1() ('$ *%1,. 
.,1C09,/%1& /.,1 *)- ('$ .)(5 2$3$-,. )/(%)10 $_%0( *)- 0.)/$ /-)($9(%)1 ,1C $-)0%)1 9)1(-). 
%19.8C%1& ;8( 1)( .%+%($C () ('$ *)..)#%1&a 
 
f D'$ 0.)/$ 9,1 ;$ /.,1($C #%(' C-)8&'(A-$0%0(,1( /.,1(0 ?C$0$-( .,1C09,/$B ,1C #,($-$C #%(' 
C-%/ %--%&,(%)1 0:0($+0 )- .%&'( ',1C #,($-%1&5 

f e-)0%)1 9)1(-). ;.,1<$(0 )- &$)($_(%.$ 9,1 ;$ 8(%.%̂$C ,.)1& #%(' 0/,-0$.:A/.,9$C 08%(,;.$ 
3$&$(,(%)15 D'$ $-)0%)1 9)1(-). ;.,1<$( /-)3%C$0 +)-$ %++$C%,($ 0.)/$ /-)($9(%)1 #%(' ('$ 
3$&$(,(%)1 ,1C #%.. ,%C %1 .)1&A($-+ 0(,;%.%(:5 

f D'$ 0.)/$ 9,1 ;$ 9)3$-$C #%(' , .,1C09,/$ *,;-%9 ,1C ('$1 9)3$-$C #%(' C$9)-,(%3$ &-,3$.> 
9);;.$> )- -)9<5 

 
e_%0(%1& 0.)/$0 (',( ,-$ 81C%0(8-;$C ,1C 9)3$-$C #%(' 1,(%3$ C$0$-( 3$&$(,(%)1 ,-$ ,.. .$00 (',1 
X̀acb ,1C C) 1)( -$Y8%-$ ,1: *)-+ )* $-)0%)1 9)1(-).5 g$ -$9)++$1C ':C-)0$$C%1& )* ('$ 
/,-9$. 8/)1 9)+/.$(%)1 )* &-,C%1& () 0(,;%.%̂$ ('$ 0,1C: 0)%.0 *-)+ #%1C $-)0%)15 
H
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4) 0/$9%*%9 0()-+#,($- %1*%.(-,(%)1 ,1,.:0%0 #,0 /$-*)-+$C ,( ('%0 0%($5 Z* 0/$9%*%9 0%($ %1*%.(-,(%)1 
-,($0 ,-$ -$Y8%-$C *8-('$- $_/.)-,(%)10 #%.. ;$ 1$9$00,-:5 
 
g$ &$1$-,..: -$9)++$1C -))* C-,%10 () /-$3$1( 9)19$1(-,(%)1 )* 0()-+#,($- -81)** 1$,- 
*)81C,(%)10> ')#$3$- ('%0 %0 ,( ('$ C%09-$(%)1 )* ('$ )#1$-5 g$ #)8.C -$9)++$1C (',( ,1: 
0()-+#,($- )- -))* C-,%10 ;$ -)8($C ,#,: *-)+ ('$ ;8%.C%1& () ,1 ,//-)/-%,($ 9)..$9(%)1 ,-$,5 
 
kFGHUTKNORlUOJTKHTmNPRnLOJTKHLKSHPKQJKPPRJKQHJKNoPUOJTKNH

p$)($9'1%9,. $1&%1$$-%1& 9)10(-89(%)1 );0$-3,(%)1 %0 -$Y8%-$C C8-%1& 9)10(-89(%)1 () +)1%()- 
$,-('#)-<> 0)%.> ,1C &-)81C#,($- 9)1C%(%)10 ,1C () C)98+$1( ('$ &$)($9'1%9,. ,0/$9(0 )* 
9)10(-89(%1& ('$ ;8%.C%1&5 \)10(-89(%)1 );0$-3,(%)1 #%.. ,..)# 80 () %C$1(%*: 81$_/$9($C 0)%. )- 
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90./ 3$%5,-+ ).44 $,7&.$, /,:,$*4 %'/.+, .'/3,-+.%' :./.+/ ;< +0, #,%+,-0'.-*4 ,'#.',,$ +% %;/,$:, 
1.,4( -%'(.+.%'/ *'( :,$.1< +0, 1%44%).'# .+,6/= 
 
> ?,%+,-0'.-*4 ,'#.',,$.'# $,:.,) %1 +0, ;&.4(.'# -%'/+$&-+.%' 34*'/8 

> ?,%+,-0'.-*4 ,'#.',,$.'# %;/,$:*+.%' *'( *33$%:*4 %1 /.+, #$*(.'#@ /%.4 34*-,6,'+@ *'( 
-%63*-+.%'8 

> ?,%+,-0'.-*4 ,'#.',,$.'# .'/3,-+.%'@ +,/+.'#@ *'( *33$%:*4 %1 +0, ;&.4(.'# 1%&'(*+.%' 
/&;#$*(, /%.4 -%'(.+.%'/8 

> ?,%+,-0'.-*4 ,'#.',,$.'# .'/3,-+.%' *'( (%-&6,'+*+.%' %1 +0, ;*-A1.44 *$%&'( 1%&'(*+.%' 
*'( /+,6 )*44/8 

> ?,%+,-0'.-*4 ,'#.',,$.'# .'/3,-+.%' *'( (%-&6,'+*+.%' %1 *'< /+%$6)*+,$ -%44,-+.%' *'( 
.'1.4+$*+.%' /</+,68 

> ?,%+,-0'.-*4 ,'#.',,$.'# *33$%:*4 %1 1.'*4 /.+, #$*(.'#8  
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HDJ Design Group, PLLC  Traffic Impact Analysis 

Clearwater Commercial Binding Site Plan  February 15, 2016 
HDJ Project 3988-01  Page 14 

 

Land Use: 
Specialty Retail 

(Code 826) 

 
Land Use: 

Fast Food w/Drive 

Thru w/Seating 

(Code 934) 

Independent 

Variable: 
1,000 Sq Ft 

 Independent 

Variable: 
1,000 Sq Ft 

Size: 21.52  Size: 7.5 

Weekday ADT 954  Weekday ADT 7,413 

Total Peak Hour 

Trips: 
AM PM 

 Total Peak Hour 

Trips: 
AM PM 

In 71 26  In 346 254 

Out 77 33  Out 333 235 

Total: 148 59  Total: 679 489 

Lot 5  Lot 6 

 

 

Land Use: 
Specialty Retail 

 (Code 826) 
 

Land Use: 
Specialty Retail 

 (Code 826) 

Independent 

Variable: 
1,000 Sq Ft 

 Independent 

Variable: 
1,000 Sq Ft 

Size: 19.39  Size: 24.81 

Weekday ADT 859  Weekday ADT 1,100 

Total Peak Hour 

Trips: 
AM PM 

 Total Peak Hour 

Trips: 
AM PM 

In 64 23  In 81 30 

Out 69 29  Out 88 38 

Total: 133 53  Total: 169 68 

Lot 7  Lot 8 

 

 

Land Use: 
Specialty Retail 

 (Code 826) 
 

Land Use: 
Specialty Retail 

 (Code 826) 

Independent 

Variable: 
1,000 Sq Ft 

 Independent 

Variable: 
1,000 Sq Ft 

Size: 13.53  Size: 13.87 

Weekday ADT 600  Weekday ADT 615 

Total Peak Hour 

Trips: 
AM PM 

 Total Peak Hour 

Trips: 
AM PM 

In 44 16  In 46 17 

Out 48 21  Out 49 3 

Total: 92 37  Total: 95 13 

Lot 9  Lot 10 
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From: Kevin Biersner 

Sent: Monday, March 3, 2025 8:20 AM 

To: Joseph Laris 

Subject: RE: Public comment for SUB-2025-0001 and ED-2025-0002 

Joseph, 

Yes there is a traffic signal planned for Clearwater and Utah as part of the traffic impact mitigation for 

the Clearwater North development.  The developer is responsible for the new signal and will be installed 

when 150  PM peak hour trips are directed through the intersection from the development as 

determined by the City. 

Thanks, 

Kevin Biersner, P.E. 

City of Kennewick  

Assistant Traffic Engineer 

O: 509.585.4524  |   C: 509.975.6286 

Kevin.biersner@ci.kennewick.wa.us  

From: Joseph Laris <Joseph.Laris@ci.kennewick.wa.us>  

Sent: Monday, March 3, 2025 8:04 AM 

To: Kevin Biersner <Kevin.Biersner@ci.kennewick.wa.us> 

Subject: FW: Public comment for SUB-2025-0001 and ED-2025-0002 

Morning Kevin, 

I received this email from someone concerning Clearwater North Phase 2. Do you happen to know if 

there are any traffic signal projects for Clearwater and Utah? 

- Joseph

From: Wendi Samples <wendisamples@gmail.com>  

Sent: Friday, February 28, 2025 4:24 PM 

To: Joseph Laris <Joseph.Laris@ci.kennewick.wa.us> 

Subject: Public comment for SUB-2025-0001 and ED-2025-0002 

Joseph, 

I am writing to express my concern about the traffic impacts for this new project.  I understand 

that a new signal is being installed at 10th & Clearwater Ave, which is presently under 

construction now, but what about the intersection on the other side of this development at the 

intersection of Clearwater Ave & Utah Street?  Did the applicant consider their impacts to this 

intersection?  Is a new traffic signal warranted there?  If so, when will this be installed and by 

whom? 
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Thank you, 

Concerned Citizen 

 

 

Sent from my iPhone 
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June 2, 2025 

Joseph Laris 
Community Planning 
City of Kennewick 
210 W. 6th Ave. 
Kennewick, WA 99336 

Joseph, 

This memo is written in regards to your request for the Kennewick School District #17 to 
address capacity and boundary questions in regards to the Clearwater North Phase 2 
preliminary plat. The school district was asked to identify the boundary schools for this 
development and state if each of the schools were within walking zones or received bussing.  
The boundary schools for this development are Amon Creek Elementary (Bussing Zone), Desert 
Hills Middle School (Bussing Zone) and Kamiakin High School (Bussing Zone).   

The Kennewick School District has a Ten-Year Plan in place that forecasts future growth.  It is 
impossible to know exactly where pockets of growth may occur, but the district works closely 
with the City of Kennewick and Benton County to make sure that we own property near 
projected areas of growth.  Having property near potential growth areas allows us to add 
schools where the students are living, and to avoid additional bussing or redistricting of our 
boundaries.  That being said, we do occasionally have to redistrict to keep our schools within 
our preferred enrollment numbers. 

The Kennewick School District has the capacity to add students at all levels and at the three 
schools mentioned in this letter. Forecasted growth in additional boundary areas of the 
Kennewick School District makes it difficult to know if any redistricting could result because of 
this proposed development. 

Sincerely, 

Ryan Jones 
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