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 1. REMOTE MEETING INSTRUCTIONS - Individuals, who would like to 

provide public comment remotely, may continue to do so by filling out the 
online form via the City’s website (www.pasco-wa.gov/publiccomment) to 
obtain access information to comment. Requests to comment in meetings 
must be received by 4:00 p.m. on the day of each meeting.  
  
To attend online, please use this link: 
https://events.gcc.teams.microsoft.com/event/67b94020-5779-4c09-9ccd-
4f7c568d7df9@a0d3d4d1-7eac-4c46-a870-b4f2b34721ab 
  
Hearing Examiner meetings are broadcast live on PSC-TV Channel 191 on 
Charter/Spectrum Cable in Pasco and Richland and streamed at 
www.pasco-wa.gov/psctvlive and on the City’s Facebook page at 
www.facebook.com/cityofPasco.  

 
 2. CALL TO ORDER 
 
 3. PUBLIC HEARINGS 
 
3 - 78 (a) SP2026-004   Wandering Juniper RV Park 

     Applicant submitted a Special Permit application (SP2026-004) proposing the 
development of an 88-lot RV park. The project includes 13 parking stalls, 
including one ADA-accessible stall and two electric vehicle (EV) charging 
stations. Each RV space is proposed to be 24 feet wide.   

 
79 - 121 (b) SP2026-007  Barker Heights Pump Station Renewal  

Applicant on behalf of the City of Pasco has applied for a Special Use Permit 
for the construction of an irrigation pump station. The project is located in the 
NE ¼ of the SE ¼ of Township 9, Range 29, Section 6; more specifically the 
NE corner of Parcel, (Parcel #115181188)   

 
122 - 142 (c) SP2026-005  Casa Vina Event Space 

Applicant applied for a Special Use Permit for the development of a dance 
hall/ nightclub. The project is located at 5960 Burden Blvd, (Parcel 
#117340011)  
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 4. ADJOURNMENT 
 

Page 2 of 142



REPORT TO THE HEARING EXAMINER 
City Hall – 525 North Third Avenue – Council Chambers 
WEDNESDAY, May 13, 2026 
6:00 PM 

1 

MASTER FILE #: SP 2026-004 Wandering Juniper RV Park 

APPLICANT: SCJ Alliance 
C/O Liam Taylor 
108 N Washington St, Suite 300 
Spokane, WA 99201 

REQUEST:  Special Permit: Recreational Vehicle Park proposed at 434 E. Lewis 
Place, Pasco, Washington (Parcel No. 113730151).  

Timeline: 

February 26, 2026 Special Permit Application-SP2026-004 and SEPA Environmental Checklist-
SEPA2026-004, submitted 

March 19, 2026 Special Permit Application and SEPA Environmental Checklist were Deemed 
Complete through the Notice of Application 

April 14, 2026 SEPA Environmental Checklist Mitigated Determination Issued 

April 23, 2026 Notice of Public Hearing for SP2026-004 Mailed to Properties Within 300 Feet 
of Proposed RV Park 

April 26, 2026 Notice for Public Hearing Published in Tri-City Herald 

April 30, 2026 Public Hearing Staff Report Published 

Exhibits: 

1. Maps
2. Preliminary Plans
3. Application
4. Supplemental Attachment
5. Public Notices
6. SEPA Documents
7. Comments
8. Open Space Narrative - Applicant
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1) SITE INFORMATION:  

Address: 434 E Lewis Place 
Parcel: 113730151 
Abbreviated Legal: N2NE4SE4SW4 27-9-30, SUBJ TO EASE O/A ELY 30' & TOG WITH EASE FOR I/E O/A 
ELY 30' NE2SE4SE4SW4 & SE4NE4SE4SW4 
General Location: The subject area is located south of East Lewis Place, west of future South Road 40 
East, and just southwest of U.S. Highway 12. 
Property Size: 5.01 acres 

2) ACCESS AND UTILITIES: Access to the site will be provided via future South Road 40 East, which is 
currently established through a 30-foot-wide road easement recorded under Auditor’s File Number 
323753. Municipal water and sanitary sewer service are available within this future roadway corridor and 
are reserved through existing easements. The eastern portion of the right-of-way has already been 
dedicated, contributing toward the full 60-foot corridor width. 

3) ZONING AND LAND USE: The subject property is zoned C-3 (General Business District). The site is 
currently developed with relocatable office buildings, a double-wide manufactured home, and associated 
accessory structures. Surrounding properties are zoned and developed as follows: 

North: C-3 – General Business District / Truck driving school and flea market  

East: C-3 – General Business District / Warehouse  

South: R-1 – Low Density Residential / Single-family detached dwellings  

West: R-1 – Low Density Residential / Single-family detached dwellings 

4) COMPREHENSIVE PLAN: The City of Pasco Comprehensive Plan designates approximately the 
southwestern three-quarters of the site as Low Density Residential and the northeastern quarter as 
Commercial. 

The Commercial designation supports neighborhood, community, and regional shopping and specialty 
centers, as well as business parks, service, and office uses. This designation may correspond to the Office 
(O), Business Park (BP), C-1 (Retail Business), C-2 (Central Business), C-3 (General Business), and CR 
(Commercial Regional) zoning districts. 

The Low Density Residential designation supports a range of housing types at densities of 3 to 6 dwelling 
units per acre. This designation may correspond to the R-S-12 (Suburban), R-S-1 (Suburban), R-1, R-1-A 
(Low Density Residential Alternate), and R-1-A2 (Low Density Residential Alternate) zoning districts. 

5) ENVIRONMENTAL REVIEW (SEPA): The City of Pasco is serving as the lead agency for this proposal. 

Based on review of the submitted SEPA checklist (SEPA2026-004) and other information on file, the City 
determined on April 14, 2026 that the proposal is not likely to result in significant adverse environmental 
impacts. Accordingly, an Environmental Impact Statement (EIS) is not required pursuant to RCW 
43.21C.030(2)(c). 

A Mitigated Determination of Non-Significance (MDNS) has been issued under the optional DNS process 
in WAC 197-11-355, and no additional comment period will be provided. All supporting materials are 

Page 4 of 142



3 

available for public review upon request. 

PROJECT DESCRIPTION 

Request 

The applicant requests approval to construct a recreational vehicle (RV) park at 434 E. Lewis Place (Parcel No. 
113730151). The proposal includes development of an 88-site RV park, along with 13 additional parking stalls, 
including one ADA-accessible stall and two electric vehicle (EV) charging stations. Each RV site is proposed to 
have a minimum width of 24 feet. 

The project also includes construction of an approximately 2,400-square-foot support building to 
accommodate office space, recreational amenities, eight individual shower units, laundry facilities, a dog 
wash station, and propane sales. Additional site improvements include landscaping, a designated dog park, 
and outdoor recreation areas. Proposed signage includes an entry monument sign and internal wayfinding 
signage. 

The applicant has identified areas where the proposal may not fully comply with applicable provisions of PMC 
25.160, or where the technical writing of the code is ambiguous and the proposed design is intended to meet 
the spirit of the code. These items are addressed in the staff findings of fact below and documented in the 
application materials included with this report. 

History 

The subject property was annexed into the City of Pasco on July 18, 1994, through Ordinance No. 3033. The 
C-3 (General Business District) zoning designation was subsequently applied through Resolution 2122 and
has remained in place since that time. The Comprehensive Plan land use designation has changed since 1980, 
when it was designated industrial, but has remained consistent since 2004.

Historical aerial imagery and property records indicate the site has been used for single-family residential 
purposes, including placement of a double-wide manufactured home, throughout the period of available 
records. 

More recently, Building Permit B25-0133 was issued to B4 Development and Consulting, LLC for demolition 
of outbuildings, decks, sidewalks, and asphalt surfaces. That permit expired on July 28, 2025. Permit records 
indicated that one structure would remain; however, available documentation does not clearly identify which 
structure was intended to remain on site. 

Site Design and Layout 

The proposed RV park includes a single primary access point from future South Road 40 East. The site plan 
identifies this access as “E. Lewis Place”; however, because the frontage is along the north–south segment of 
the planned roadway extension, the correct designation is South Road 40 East. The primary entrance is 
proposed at a width of 32 feet. 

The internal circulation system consists of three east–west private roads. The two northern roads are 
proposed at 28 feet in width, while the southern road is proposed at 14 feet in width. 

The development includes a total of 88 RV sites, along with 13 additional parking stalls, including one ADA-
accessible stall and two electric vehicle (EV) charging stations. Each RV site is proposed to have a minimum 
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width of 24 feet. 

A minimum 10-foot-wide landscaped perimeter buffer is proposed around the site. A perimeter fence is also 
proposed to provide visual screening. 

STAFF FINDINGS OF FACT 
1) Pursuant to Pasco Municipal Code (PMC) 25.160.040(3), recreational vehicles are prohibited from being

used as a primary residence unless compliant with PMC 19.30.080. The code further provides that
occupancy exceeding 180 days within any 12-month period constitutes permanent occupancy.

2) Pursuant to PMC 25.160.040(4), no external appurtenances, including but not limited to carports,
cabanas, or patios, may be attached to a recreational vehicle while located within a park, except for
portable awnings and screens that are attached to and carried with the vehicle. The code further requires 
that any such appurtenances be properly permitted and comply with all applicable building and safety
requirements.

3) Pursuant to PMC 25.160.040(5), no space within a recreational vehicle park shall be rented for any
purpose other than those expressly permitted by the provisions of this chapter.

4) Pursuant to PMC 25.160.040(6), no person, company, or corporation shall establish or modify a
recreational vehicle park without first complying with the provisions of this chapter.

5) Pursuant to PMC 25.160.050, all required site improvements and conditions of the Special Permit must
be completed prior to occupancy of any recreational vehicle space.

6) Pursuant to PMC 25.160.030, a Special Use Permit is required for the establishment of a recreational
vehicle park.

7) Recreational vehicle parks are permitted within the C-3 (General Business District) zoning district, subject 
to approval of a Special Use Permit, pursuant to PMC 25.160.060.

8) The proposed development results in an overall density of approximately 17.6 units per acre and is
consistent with PMC 25.160.070(1).

9) The proposed layout may not fully demonstrate compliance with PMC 25.160.070(2), which requires a
minimum side-to-side separation of 15 feet and end-to-end separation of 12 feet between RV units.
While site widths meet the minimum 24-foot requirement, spacing between units appears deficient in
certain areas.

10) The placement of the proposed pylon sign, landscaping, and perimeter fencing near the site entrance
may obstruct visibility and does not clearly demonstrate compliance with PMC 25.160.070(3), which
requires that no material impediment to visibility be created within 100 feet of the intersection.
Additional review is necessary to ensure that sight distance is maintained for safe and convenient vehicle
movement.

11) The proposal provides parking at a ratio consistent with PMC 25.160.070(4).
12) Internal road widths appear to meet minimum dimensional standards; however, one-way roads are

permitted only where drive-through RV spaces are provided. This has not been demonstrated. The
proposed 14-foot-wide one-way road raises concerns regarding compliance and safe vehicle
maneuvering for recreational vehicles.

13) The proposal does not demonstrate compliance with the minimum open space requirement of PMC
25.160.070(6), which requires 20 percent of the site to be dedicated to recreational use, or 15 percent
where qualifying amenities are provided. Staff Note: The applicant and the City remain at an impasse on
this issue. The applicant has provided a summary demonstrating how the open space requirements are
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met (see Exhibit 8). One point of disagreement is the inclusion of the required perimeter buffer (per PMC 
XYZ) toward the project’s open space calculation. The code does not expressly allow the required buffer 
to be combined with open space. However, the City may consider the buffer as meeting open space intent 
if it includes a trail and the required landscaping. As currently proposed, the trail surface is gravel. 
Pursuant to PMC 25.160.070(6), qualifying open space must be accessible to all users. Paving or use of 
gravel stabilization for the trail would better support accessibility and could justify counting the buffer 
area toward the open space requirement. 

14) The proposed landscape plan provides one shade tree per recreational vehicle space, which exceeds the
minimum standard of one shade tree for every three recreational vehicle spaces.

15) Setbacks appear to be consistent with PMC 25.160.070(7).
16) The proposal includes a perimeter gravel walkway within the required buffer; however, it is unclear

whether this area satisfies open space requirements (see staff note above in Findings of Fact #13). The
required buffers do not clearly demonstrate compliance with PMC 25.160.070(8)(a) and (b), including
required tree quantity and distribution.

17) A perimeter screening wall is proposed and appears to meet the intent of PMC 25.160.070(8)(c). The
reduced setback along South Road 40 East has been previously reviewed and supported by the City to
align with adjacent development to the south; however, it does not meet standard setback requirements.

18) The proposed clubhouse does not demonstrate compliance with PMC 25.160.070(8)(e), which requires
border and foundation plantings on at least two sides of the building.

19) Solid waste disposal areas must be provided in accordance with PMC 25.160.070(11)(f), which requires
refuse containers to be located throughout the park in convenient locations, screened from public view
on three sides, and include at least one large container (four cubic yards or greater) near the
management building. The proposal does not clearly demonstrate compliance with required screening
provisions.

20) All signage must comply with PMC Title 17.
21) The City has indicated flexibility regarding the sanitary dumping station requirement as each RV pad has

its own sewer connection and an additional publicly accessible sewer dump provides no tangible benefit
to the park or the community; however, the proposal does not demonstrate compliance with PMC
25.160.070(11)(e).

22) Stormwater drainage must be contained on-site and is subject to review and approval by the City
Engineer in accordance with PMC 25.160.070(12).

23) All RV sites must include hard-surfaced pads consistent with PMC 25.160.070(13). Compliance is subject
to verification at the civil plan review stage.

24) Accessory uses, including the proposed clubhouse, are permitted pursuant to PMC 25.160.080(1). Based
on 88 RV sites, a minimum of four restroom and shower facilities per gender is required under PMC
25.160.080(3), which is reflected in the proposal.

25) The site plan identifies a clubhouse that includes required restrooms, an office, a lounge area, a fitness
room (280 sq ft), a dog wash (180 sq ft), and a shop. Portions of these interior spaces may not qualify
toward the open space requirement.

26) The landscape plan identifies a dog park area surfaced with gravel ground cover and limited tree planting.
As currently proposed, the dog park surface consists of gravel. The code does not appear to prohibit the
use of gravel within the dog park as opposed to grass in primary open space areas. Pursuant to PMC
25.160.070(6), qualifying open space must be accessible to all users. Providing paved pathways or
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incorporating a stabilized aggregate surface for circulation into and around the gravel area would better 
support accessibility. 

27) The rooftop of the clubhouse appears to include a proposed pickleball court; however, given that access
is provided by stairs, it is unclear whether the amenity is accessible to and usable by all residents, as
defined by PMC 25.160.070(6).

28) The applicant will be required to comply with PMC 25.160.090, which mandates on-site management
availability 24 hours per day, seven days per week.

29) Recreational vehicle parks are classified as R-1 occupancy in accordance with the 2021 International
Building Code (IBC).

30) Right-of-way improvements will be required in accordance with PMC 12.36.050. The City is coordinating
with the applicant, as South Road 40 East is a planned City project anticipated for completion in Spring
2027.

31) The site will be served by a single master water meter.
32) Fire access requirements include the provision of internal fire hydrants. The Fire Department has

indicated that three internal hydrants are required, to be located along each internal street at
approximately the midpoint (approximately 300 feet) of fire department access roads. Engineering has
noted that final hydrant placement and system design will be confirmed during civil plan review. All
required hydrants shall be City-owned and located within dedicated easements, and the water lines
serving them shall be constructed as City mains within dedicated easements. All improvements shall
comply with applicable City codes and standards at the time of permitting. Standard easement templates 
are available from the City.

33) The preliminary site plans submitted with the Special Use Permit application are conceptual in nature
and have not been formally reviewed or approved for construction. Separate civil plan review and
permitting will be required.

34) During detailed plan review, if existing or proposed water infrastructure is found not to meet current City 
standards, additional easements or improvements may be required.

35) The proposal does not clearly demonstrate turning radii for internal circulation; additional detail will be
required to demonstrate adequate vehicle maneuvering for RVs and emergency access.

36) The existing address of 434 E. Lewis Place may require modification or retirement if South Road 40 East
is constructed and connected as planned. Final addressing will be subject to review and approval by
Emergency Services, Public Works, and the Fire Marshal.

37) The proposal, as submitted, does not fully demonstrate compliance with all applicable provisions of PMC
25.160; however, the identified deficiencies are capable of being addressed through conditions of
approval.

CONCLUSIONS OF LAW / DECISION CRITERIA 

As per PMC 25.200.080, upon conclusion of the open record hearing, the Hearing Examiner shall make and 
enter findings from the record and conclusions thereof as to whether or not: 

(1) The proposal is in accordance with the goals, policies, objectives, maps and/or narrative text of the
Comprehensive Plan;

The subject property is designated approximately three-quarters Low Density Residential and one-quarter 
Commercial under the Comprehensive Plan. While the entire site is zoned C-3 (General Business District), 
which does not fully align with the underlying land use designations, the existing zoning allows consideration 
of a recreational vehicle park through the Special Use Permit process. 

The proposed use provides a form of transitional and flexible housing that can be compatible within areas 
planned for a mix of residential and commercial activity, particularly given the site’s proximity to U.S. Highway 
12 and surrounding mixed development patterns. 
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The proposal supports Comprehensive Plan policies related to efficient land use and the provision of a range 
of housing types. However, consistency with the Comprehensive Plan is also dependent on site design and 
operational characteristics, which must comply with applicable standards to ensure compatibility with 
surrounding properties and to achieve the intent of the Comprehensive Plan. 

(2) The proposal will adversely affect public infrastructure;

 The proposal is not anticipated to adversely affect public infrastructure, provided that required 
improvements and applicable standards are met. 

The development will be required to comply with all applicable City codes and standards related to utilities, 
fire protection, stormwater, and access. Public infrastructure, including water, sewer, and roadway systems, 
will be evaluated in detail during civil plan review, and any necessary improvements or mitigation will be 
required as a condition of development. 

The City is currently coordinating with the applicant regarding South Road 40 East, which is a planned public 
roadway project anticipated for completion in Spring 2027. Final access, right-of-way improvements, and 
utility connections will be subject to further review and approval. 

While the proposal does not appear to result in adverse impacts to public infrastructure at this stage, 
compliance with all applicable requirements, including fire flow, hydrant placement, stormwater 
management, and utility capacity, will be necessary to ensure adequate service is maintained. 

(3) The proposal will be constructed, maintained and operated to be in harmony with the existing or
intended character of the general vicinity;

The proposal can be constructed, maintained, and operated in a manner that is generally in harmony with 
the existing and intended character of the surrounding area, subject to compliance with applicable standards. 

The subject property is located within the C-3 (General Business District) and is surrounded by a mix of 
commercial and residential uses, including commercial operations to the north and east, and low-density 
residential development to the south and west. The proposed recreational vehicle park represents a use that 
can function as a transitional land use between these differing zoning districts. 

Compatibility with the surrounding residential properties will depend on the site design and operational 
characteristics of the development, including compliance with requirements related to setbacks, landscaping, 
screening, lighting, and circulation. As proposed, the development does not fully demonstrate compliance 
with applicable standards, and modifications are required to ensure compatibility with adjacent residential 
uses and consistency with the intended character of the area. 

(4) The location and height of proposed structures and the site design will discourage the development of
permitted uses on property in the general vicinity or impair the value thereof;

The location and height of proposed structures are not anticipated to discourage the development of 
permitted uses on adjacent properties or impair property values, provided the development complies with 
applicable standards. 

The subject property is zoned C-3, which allows a maximum building height of 45 feet. The applicant has 
indicated that this height will not be exceeded. Based on the preliminary information, the scale of the 
proposed structures does not appear inconsistent with the range of development permitted within the 
zoning district. 

The surrounding area includes a mix of commercial and residential uses. While the proposed use introduces 
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a different development pattern, potential impacts related to building placement, height, and site design can 
be mitigated through compliance with applicable requirements, including setbacks, landscaping, and 
screening. 

Final determination of compatibility will be subject to detailed plan review to ensure that the development 
does not adversely affect adjacent properties or discourage future permitted uses in the vicinity. 

(5) The operations in connection with the proposal will be more objectionable to nearby properties by
reason of noise, fumes, vibrations, dust, traffic, or flashing lights than would be the operation of any
permitted uses within the district; and

The operations associated with the proposal are not anticipated to be more objectionable to nearby 
properties by reason of noise, fumes, vibrations, dust, traffic, or lighting than permitted uses within the C-3 
zoning district, provided the development complies with applicable standards. 

The C-3 district allows a range of commercial uses that may generate higher levels of activity and associated 
impacts. The proposed recreational vehicle park is generally lower in intensity compared to many permitted 
commercial uses within the district. 

However, due to the proximity of low-density residential properties to the south and west, potential impacts 
related to noise, lighting, and traffic should be carefully addressed through site design and operational 
controls. Compliance with applicable standards related to buffering, screening, lighting, and circulation will 
be necessary to ensure compatibility with adjacent residential uses. 

(6) The proposal will endanger the public health or safety if located and developed where proposed, or in
any way will become a nuisance to uses permitted in the district.

The proposal is not anticipated to endanger public health or safety, nor become a nuisance to permitted uses 
within the district, provided it is developed in compliance with applicable standards. 

The proposed recreational vehicle park must meet all applicable requirements related to fire access, utilities, 
stormwater management, and site design. These elements will be reviewed in detail during civil plan review 
and permitting to ensure adequate service levels and safe operation. 

While the proposed use is permitted within the C-3 zoning district through the Special Use Permit process, 
compatibility with adjacent residential properties will depend on compliance with standards related to 
buffering, screening, lighting, and circulation. As currently proposed, several aspects of the development do 
not fully demonstrate compliance with applicable standards; however, these deficiencies can be addressed 
through the conditions of approval. 

The identified deficiencies range from site design details to broader layout constraints that affect overall 
compliance. Given the extent of these deficiencies, staff recommends approval subject to conditions 
requiring substantial revisions to the site plan to achieve full compliance with applicable standards. 

The conditions of approval are intended to ensure that the proposal will comply with all applicable 
provisions of PMC 25.160 prior to development and permit issuance. 

Approval Conditions 

1. Prior to issuance of any construction permits, the applicant shall submit a revised site plan for review
and approval by the Community and Economic Development Director demonstrating full compliance
with PMC 25.160, including but not limited to:
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• Minimum spacing requirements between recreational vehicle units (side-to-side and end-to-end)
• Minimum required open space
• Landscaping and buffering standards
• All applicable dimensional requirements for individual RV spaces
The revised site plan shall clearly depict all required measurements and calculations. Failure to
demonstrate compliance with these standards to the satisfaction of the City prior to permit issuance
shall result in permit denial.

2. Prior to issuance of any construction permits, the applicant shall submit a revised internal circulation 
plan, subject to review and approval by the City, demonstrating safe and functional vehicular 
movement throughout the site. The plan shall:
• Eliminate or adequately mitigate backing maneuvers within internal one-way drive aisles, 
unless specifically approved by the City based on demonstrated compliance with PMC 25.160 
and applicable local, state, and federal regulations
• Demonstrate that all circulation areas comply with PMC 25.160 and applicable local, state, and 
federal regulations
• Clearly identify direction of travel, turning movements, and access points
If the proposed circulation cannot be redesigned to meet applicable safety and functionality 
standards, additional review through the Special Use Permit process may be required.

3. The proposed screening wall shall be 6 feet tall in accordance with PMC 25.160.070(8)(c).
4. The RV park shall be developed in substantial conformance with the approved site plan, except as 

modified by these conditions of approval. In the event of a conflict, these conditions shall control.
5. Prior to civil plan approval, the applicant shall demonstrate compliance with the spacing 

requirements identified in Condition 1 and PMC 25.160.070(2), including minimum side-to-side 
separation of 15 feet and end-to-end separation of 12 feet between RV units.

6. The applicant shall demonstrate compliance with open space requirements under Condition 1 and 
PMC 25.160.070(6) by providing a minimum of 20 percent open space (or 15 percent if qualifying 
amenities are provided). Open space areas shall be clearly identified, dimensioned, and designed for 
recreational use accessible and usable by all. Required setbacks, perimeter buffers, and circulation 
areas shall not be counted toward the open space requirement unless otherwise approved by the 
City.

7. Adjustments necessary to achieve compliance with PMC 25.160, including spacing, open space, and 
internal circulation, shall be made. The total number of RV sites shall be reduced as necessary to 
achieve compliance with these requirements.

8. The applicant shall provide turning movement diagrams demonstrating adequate circulation for 
recreational vehicles and emergency vehicles, subject to review and approval by the City Engineer 
and Fire Department.

9. Sight distance at the site entrance shall comply with PMC 25.160.070(3). The placement of signage, 
fencing, and landscaping shall be adjusted as necessary to ensure unobstructed visibility.

10. The applicant shall provide a revised landscaping plan demonstrating compliance with PMC 
25.160.070(8)(a) and (b), including required trees and shrubs within perimeter buffers at specified 
intervals.

11. The clubhouse building shall include border and foundation plantings on at least two sides in 
accordance with PMC 25.160.070(8)(e).

12. All solid waste disposal areas shall be screened from public view on three sides and located in 
convenient areas throughout the park, including at least one large container near the management 
building, in compliance with PMC 25.160.070(11)(f).
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13. All stormwater shall be managed on-site in accordance with PMC 25.160.070(12) and City standards,
subject to approval by the City Engineer.

14. The site shall be served by a single master water meter unless otherwise approved by the City.
15. If required during plan review, additional easements and infrastructure improvements shall be

provided to meet current City standards.
16. A minimum of three internal fire hydrants shall be installed along internal roadways, generally

located at approximately 300-foot intervals and at midpoints of fire access roads, subject to Fire
Department approval.

17. Fire access, fire flow, and hydrant placement shall be reviewed and approved by the Fire Department
prior to construction.

18. Right-of-way improvements shall be provided in accordance with PMC 12.36.050 and City standards.
Coordination with the City shall occur regarding the future construction of South Road 40 East.

19. All signage shall comply with PMC Title 17.
20. Final addressing shall be subject to review and approval by Emergency Services, Public Works, and

the Fire Marshal.
21. The applicant shall comply with PMC 25.160.090, requiring on-site management availability 24

hours per day, seven days per week.
22. All civil engineering plans shall be prepared, stamped, and signed by a Professional Engineer

licensed in the State of Washington.
23. Final design and construction plans shall be subject to full review and approval through the City’s civil

permitting process.
24. The internal road system shall be revised to achieve compliance with PMC 25.160.070(5). One-way

roads shall only be permitted where drive-through RV spaces are provided; otherwise, the design
shall be modified to provide compliant two-way circulation or alternative access.

25. If development has not commenced, or if no permit has been issued or applied for within twenty-
four (24) months from the date of approval, the Special Use Permit shall expire and become null
and void.

RECOMMENDATION 
Staff recommends approval of the Special Permit for construction of the RV park at 434 E. Lewis Place 
(Parcel No. 113730151), subject to conditions requiring substantial revisions to the site plan to achieve full 
compliance with PMC 25.160. 
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S. TRUEBLOOD

S. RIVAS

LEGAL DESCRIPTION:

BASIS OF BEARINGS:

DATUM:

PASCO, WA

A PORTION OF  SEC 27, T9N., R30W., W.M.
PASCO, WA

WANDERING JUNIPER
CONDITIONAL USE SITE PLAN

CITY

PROJECT
SITE

SITE ADDRESS:

UTILITIES

OWNER / APPLICANT

CONSULTANTS

SITE INFORMATION

SOLID WORKS

Sheet List Table

Exhibit 2 "Preliminary Plans"
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24-000699 SP-01

SP-01

F. THOMPSON
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S. TRUEBLOOD

S. RIVAS

SCALE IN FEET
0 30 60

GENERAL NOTES:

CONSTRUCTION NOTES:

RV COUNT

BACK-IN RV STALL DRIVE-THROUGH RV STALL

TWO-WAY 28' INVERTED CROWN ROAD SECTION ONE-WAY 14' INVERTED CROWN ROAD SECTION
STALL COUNT
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JS JS

JS

SYMBOL CODE DESCRIPTION QTY DETAIL

ROCK MULCH 10,184 SF

5/8"- GRAVEL 11,347 SF

BOULDER, 1-2 MAN 20

RIVER COBBLE 151 SF

1

2

3

4

REFERENCE NOTES SCHEDULE

SYMBOL QTY BOTANICAL / COMMON NAME DESCRIPTION

TREES

84 GINKGO BILOBA 'PRINCETON SENTRY'
PRINCETON SENTRY MAIDENHAIR TREE 15 GAL

12 JUNIPERUS SCOPULORUM
ROCKY MOUNTAIN JUNIPER 15 GAL

9 POPULUS TREMULOIDES
QUAKING ASPEN 15 GAL

12 TILIA CORDATA
LITTLELEAF LINDEN 15 GAL

SYMBOL QTY BOTANICAL / COMMON NAME CONT

GROUND COVERS

32,484 SF TURF HYDROSEED
LAWN HYDROSEED

GP

JS

PT

TC

PLANT SCHEDULE

JOB NO:
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DATE:
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T

_24-000699 LS-01

LS-01

J. GILLELAND

3

J. GILLELAND

K. CASH

LANDSCAPE DATA TABLE

THE FOLLOWING TABLE IS PROVIDED FOR LANDSCAPE CALCULATIONS INDICATED IN CITY
OF PASCO ZONING CODE 25.180 LANDSCAPING AND SCREENING

PARCEL NUMBER: 113730151
ADDRESS: 434 E LEWIS PL
SITE ZONE: C-3 GENERAL BUSINESS DISTRICT
SITE EXISTING USE: LOW DENSITY RESIDENTIAL, COMMERCIAL
SITE PROPOSED USE: RECREATIONAL, COMMERCIAL
ADJACENT ZONE: : C-3 GENERAL BUSINESS DISTRICT, R-1 LOW DENSITY RESIDENTIAL
ADJACENT USE: LOW-DENSITY RESIDENTIAL, COMMERCIAL

LANDSCAPE DESIGN STANDARDS (CPC 25.180.050)

SEE PLANS

PARKING AREA LANDSCAPING (CPC 25.180.070)

SEE PLANS

WALKING TRAIL

LANDSCAPE DESIGN STANDARDS (CPC 25.180.050)

COMMERCIALLY AND INDUSTRIALLY ZONED
PROPERTIES ADJACENT TO PROPERTIES IN LESS
INTENSE ZONING DISTRICTS SHALL HAVE A
10-FOOT LANDSCAPE BUFFER ON THE SIDE
IMMEDIATELY ADJACENT TO THE LESS INTENSE
ZONING DISTRICT.SCALE IN FEET

0 20 40
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SYMBOL CODE DESCRIPTION QTY DETAIL

ROCK MULCH 10,184 SF

5/8"- GRAVEL 11,347 SF

BOULDER, 1-2 MAN 20

RIVER COBBLE 151 SF

1

2

3

4

REFERENCE NOTES SCHEDULE

SYMBOL QTY BOTANICAL / COMMON NAME DESCRIPTION

TREES

84 GINKGO BILOBA 'PRINCETON SENTRY'
PRINCETON SENTRY MAIDENHAIR TREE 15 GAL

12 JUNIPERUS SCOPULORUM
ROCKY MOUNTAIN JUNIPER 15 GAL

9 POPULUS TREMULOIDES
QUAKING ASPEN 15 GAL

12 TILIA CORDATA
LITTLELEAF LINDEN 15 GAL

SYMBOL QTY BOTANICAL / COMMON NAME CONT

GROUND COVERS

32,484 SF TURF HYDROSEED
LAWN HYDROSEED

GP

JS

PT

TC

PLANT SCHEDULE
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SEC. 27, T9N., R30E., W.M.

CALL BEFORE YOU DIG
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ATC
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LIN
E - SEE LS-01

LA
ND

SC
AP

E 
PL

AN
 - E

AS
T

_24-000699 LS-01

LS-02

J. GILLELAND

4

J. GILLELAND

K. CASH

LANDSCAPE DATA TABLE

THE FOLLOWING TABLE IS PROVIDED FOR LANDSCAPE CALCULATIONS INDICATED IN CITY
OF PASCO ZONING CODE 25.180 LANDSCAPING AND SCREENING

PARCEL NUMBER: 113730151
ADDRESS: 434 E LEWIS PL
SITE ZONE: C-3 GENERAL BUSINESS DISTRICT
SITE EXISTING USE: LOW DENSITY RESIDENTIAL, COMMERCIAL
SITE PROPOSED USE: RECREATIONAL, COMMERCIAL
ADJACENT ZONE: : C-3 GENERAL BUSINESS DISTRICT, R-1 LOW DENSITY RESIDENTIAL
ADJACENT USE: LOW-DENSITY RESIDENTIAL, COMMERCIAL

LANDSCAPE DESIGN STANDARDS (CPC 25.180.050)

SEE PLANS

PARKING AREA LANDSCAPING (CPC 25.180.070)

SEE PLANS

WALKING TRAIL

LANDSCAPE DESIGN STANDARDS (CPC 25.180.050)

COMMERCIALLY AND INDUSTRIALLY ZONED
PROPERTIES ADJACENT TO PROPERTIES IN LESS
INTENSE ZONING DISTRICTS SHALL HAVE A
10-FOOT LANDSCAPE BUFFER ON THE SIDE
IMMEDIATELY ADJACENT TO THE LESS INTENSE
ZONING DISTRICT.

PARKING LOT LANDSCAPING (CPC 25.180.070)

IF PARKING LOTS HAVE 10 TO 30 PARKING STALLS, THEN
20 SQUARE FEET OF INTERIOR PARKING LANDSCAPE PER

PARKING STALL SHALL BE PROVIDED.

ONE TREE SHALL BE PROVIDED FOR EVERY SIX (1:6)
PARKING SPACES.

SCALE IN FEET
0 20 40

DOG PARK
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SHOWER - ADA

2 | 84.40 SF
SHOWER

3 | 55.26 SF
SHOWER

4 | 55.26 SF
SHOWER

5 | 55.26 SF
SHOWER

6 | 55.26 SF
SHOWER

7 | 55.26 SF
SHOWER

8 | 55.26 SF
SHOWER - ADA

9 | 84.40 SF

HALL

10 | 409.24 SF

OFFICE / MARKET

11 | 246.20 SF
FITNESS

12 | 280.79 SF
LOUNGE

13 | 361.82 SF

DOG WASH / LAUNDRY

1 | 178.69 SF

SHOP

14 | 268.78 SF

60'-0"

10
'-3

"
6'

-2
"

25
'-7

"

10'-3" 6'-7" 6'-7" 6'-7" 6'-7" 6'-7" 6'-7" 10'-3"

10'-9" 12'-0" 16'-5" 20'-2"

18
'-2

"
9'

-0
"

14
'-1

0"

PACKAGE LOCKERS

DOG 
WASH

WH

REF

VENDING

42
'-0

"

7525 W DESCHUTES PL KENNEWICK, WA 
509-940-1585
INFO@LPRARCHITECTURE.COM
WWW.LPRARCHITECTURE.COM SD20LEWIS PLACE RV CLUBHOUSE

SCHEMATIC FLOOR PLAN - LEVEL 01

N
1/8" = 1'-0"

SCHEMATIC FLOOR PLAN

Page 21 of 142



7'-4" 44'-0" 7'-4"

10
'-2

"
5'

-3
"

20
'-0

"
5'

-3
"

58'-8"

ROOFTOP

16 | Not Enclosed

CIRCULATION

15 | Not Enclosed

7525 W DESCHUTES PL KENNEWICK, WA 
509-940-1585
INFO@LPRARCHITECTURE.COM
WWW.LPRARCHITECTURE.COM SD21LEWIS PLACE RV CLUBHOUSE

SCHEMATIC FLOOR PLAN - ROOF

N
1/8" = 1'-0"

SCHEMATIC FLOOR PLAN - ROOFTOP
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7525 W DESCHUTES PL KENNEWICK, WA 
509-940-1585
INFO@LPRARCHITECTURE.COM
WWW.LPRARCHITECTURE.COM SD10LEWIS PLACE RV CLUBHOUSE

SCHEMATIC SITE PLAN

N
1" = 50'-0"

SCHEMATIC SITE PLAN

PROJECT OVERVIEW

NEW CONSTRUCTION OF 2,520 SF RV PARK 
CLUBHOUSE, WITH 2,520 SF ROOF TOP 
SPORTS COURT

PROGRAM

1. 2 ADA SHOWER ROOMS
2. 6 TYPICAL SHOWER ROOMS
3. CHECK IN / WELCOME OFFICE
4. FITNESS ROOM
5. KITCHENETTE / LOUNGE 
6. LAUNDRY ROOM WITH DOG WASH
7. SHOP / MECHANICAL ROOM

CONSTRUCTION

1. TYPE VB
2. TYPICAL INTERIOR WOOD PARTITIONS
3. ROOFTOP SPORTS COURT CONCRETE 

TOPPER SLAB WITH CENTER RIDGE 
SLOPED TO THE NORTH AND SOUTH, 
PRESS PLATE TRUSSES

4. STEEL EXTERIOR STAIR 
5. PRE MANUFACTURED LOUVERED CANOPY

INTERIOR FINISHES

1. OFFICE
A. FLOOR: POLISHED CONC.
B. BASE: 4" RESILENT BASE
C. WALLS: LEVEL 4 SMOOTH W/ PAINT
D. CEILING: ACT

2. GYM
A. FLOOR: ATHELETIC FLOORING, 6MM
B. BASE: 4" RESILENT BASE
C. WALLS: LEVEL 4 SMOOTH W/ PAINT
D. CEILING: ACT

3. LOUNGE
A. FLOOR: POLISHED CONC.
B. BASE: 4" RESILENT BASE
C. WALLS: LEVEL 4 SMOOTH W/ PAINT
D. CEILING: ACT

4. LAUNDRY
A. FLOOR: POLISHED CONC.
B. BASE: 4" RESILENT BASE
C. WALLS: LEVEL 4 SMOOTH W/ PAINT & 

FRP IN SELECT AREAS
D. CEILING: ACT

5. HALLWAY
A. FLOOR: POLISHED CONC.
B. BASE: 4" RESILENT BASE
C. WALLS: LEVEL 4 SMOOTH W/ PAINT
D. CEILING: ACT

6. SHOP
A. FLOOR: SEALED CONC.
B. BASE: 4" RESILENT BASE
C. WALLS: LEVEL 3 SMOOTH W/ PAINT
D. CEILING: OPEN TO CEILING

7. SHOWERS
A. FLOOR: POLISHED CONC.
B. BASE: TILE
C. WALLS: TILE FULL HEIGHT
D. CEILING: MOISTURE GWB W/ PAINT

EXTERIOR FINISHES

• EIFS SMOOTH FINISH WITH INTEGRAL 
COLOR

• STONE VENEER
• STANDING SEAM METAL PANELS
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SHOWER - ADA

2 | 84.40 SF
SHOWER

3 | 55.26 SF
SHOWER

4 | 55.26 SF
SHOWER

5 | 55.26 SF
SHOWER

6 | 55.26 SF
SHOWER

7 | 55.26 SF
SHOWER

8 | 55.26 SF
SHOWER - ADA

9 | 84.40 SF

HALL

10 | 415.91 SF

OFFICE / MARKET

11 | 246.20 SF
FITNESS

12 | 280.79 SF

LOUNGE

13 | 353.90 SF

DOG WASH / LAUNDRY

1 | 179.64 SF

SHOP

14 | 268.78 SF
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SHELVING / STG

DOG WASH

7525 W DESCHUTES PL KENNEWICK, WA 
509-940-1585
INFO@LPRARCHITECTURE.COM
WWW.LPRARCHITECTURE.COM SD20LEWIS PLACE RV CLUBHOUSE

SCHEMATIC FLOOR PLAN - LEVEL 01

N
1/8" = 1'-0"

SCHEMATIC FLOOR PLAN
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44'-0"

20
'-0

"
10

'-5
"

ROOFTOP

16 | Not Enclosed

PICKLEBALL COURT

1/8" / 12"
1/8" / 12"

TRENCH DRAIN

TRENCH DRAIN

METAL STAIR W/ STEEL 
STRINGERS AND PRECAST CONC 
STAIRS W/ TRACTION INSERT

METAL STAIR 
LANDING WITH CONC 
TOPPING SLAB

42" METAL GUARDRAIL WITH 
VERICAL BALUSTERS TO 
MATCH STAIRCASE

FLOOR ASSEMBLY:
1. 3.5" CONCRETE SLAB W/ SPORT 

COURT RESIN FINISH
2. WRB
3. WOOD DECKING
4. FLOOR JOIST (ESTIMATED 12" TJI) 

SLOPED TO DRAIN

ROOF LINE ABOVE STEEL BEAM, EST. W33X

STEEL POSTSTEEL POST

ROOF ASSEMBLY:
1. STANDING SEAM METAL ROOF
2. WRB
3. ROOF DECKING
4. REDBUILT ROOF RAFTER
5. FIBERCEMENT SOFFIT WITH VENTING

7525 W DESCHUTES PL KENNEWICK, WA 
509-940-1585
INFO@LPRARCHITECTURE.COM
WWW.LPRARCHITECTURE.COM SD40LEWIS PLACE RV CLUBHOUSE

SCHEMATIC FLOOR PLAN - ROOF

N
1/8" = 1'-0"

SCHEMATIC FLOOR PLAN - ROOFTOP
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LEVEL 01
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LEVEL 02
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PAINTED OR EXTRUDED SIGN
EXTERNAL SPOT LIGHT TO ILLUMINATE SIGN

2'-0"

7525 W DESCHUTES PL KENNEWICK, WA 
509-940-1585
INFO@LPRARCHITECTURE.COM
WWW.LPRARCHITECTURE.COM SD50LEWIS PLACE RV CLUBHOUSE

ARCHITECTURAL ELEVATIONS

1/8" = 1'-0"
NORTH ELEVATION

1

1/8" = 1'-0"
EAST ELEVATION

2
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LEVEL 01
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7525 W DESCHUTES PL KENNEWICK, WA 
509-940-1585
INFO@LPRARCHITECTURE.COM
WWW.LPRARCHITECTURE.COM SD51LEWIS PLACE RV CLUBHOUSE

ARCHITECTURAL ELEVATIONS

1/8" = 1'-0"
SOUTH ELEVATION

1

1/8" = 1'-0"
WEST ELEVATION

2
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7525 W DESCHUTES PL KENNEWICK, WA 
509-940-1585
INFO@LPRARCHITECTURE.COM
WWW.LPRARCHITECTURE.COM SD60LEWIS PLACE RV CLUBHOUSE

SCHEMATIC CASE STUDIES
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7525 W DESCHUTES PL KENNEWICK, WA 
509-940-1585
INFO@LPRARCHITECTURE.COM
WWW.LPRARCHITECTURE.COM SD73LEWIS PLACE RV CLUBHOUSE

SCHEMATIC PERSPECTIVES

STONE VENEER

42" STEEL GUARDRAIL

METAL CANOPY W/ 
LOUVERS

EXTRUDED 
SIGN OR 
PAINTED SIGN

EIFS SMOOTH FINISH 
W/ INTEGRAL COLOR

EXTRUDED SIGN 
W/ HALO 
ILLUMINATION

METAL CANOPY W/ 
LOUVERS

EXTRUDED 
LETTERING

EIFS SMOOTH FINISH W/ "INSTAGRAM" MURAL

ROOF ASSEMBLY:
1. STANDING SEAM METAL ROOF
2. WRB
3. ROOF DECKING
4. REDBUILT ROOF RAFTER
FIBERCEMENT SOFFIT WITH VENTING

FLOOR ASSEMBLY:
1. 3.5" CONCRETE SLAB W/ SPORT 

COURT RESIN FINISH
2. WRB
3. WOOD DECKING
4. FLOOR JOIST (ESTIMATED 12" TJI) 

SLOPED TO DRAIN

STANDING SEAM 
PANEL CONT. 
DOWN WALL

METAL STAIR W/ STEEL STRINGERS 
AND PRECAST CONC STAIRS W/ 
TRACTION INSERT
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Exhibit 3 "Application"
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Project Narrative: 

Proposal is for a Special Use Permit located at 434 E Lewis Pl. The special use permit is for the allowability of an 

RV Park within the C-3 General Business zoning district.  

The proposed RV Park will be located on a 5.01-acre site consisting of 88 lots and 13 parking stalls (including 1 

handicap accessible stall and 2 EV charging stations). Within the RV Park will be 3 garbage enclosures, and 1 

pullout.  

Each lot will be 24’ wide, all weather surfaced, and be served by both wet and dry facilities. 

To support the RV park there is a 2,400 sq ft building proposed, this building will include an office, recreation 

amenities 8 individual showers, washer/dryer units, a dog wash station, vending machines, and propane sales. 

The site will include landscaping, a dog park, and outdoor recreation opportunities. 

Proposed signage includes an entry monument sign as well as wayfinding signs. 

Site Description:  

Parcel: 113730151 

Address: 434 E LEWIS PL 

Size: 5.01 acres  

Legal Description: N2NE4SE4SW4 27-9-30, SUBJ TO EASE O/A ELY 30' & TOG WITH EASE FOR I/E O/A ELY 

30' NE2SE4SE4SW4 & SE4NE4SE4SW4 

Present use of the land and structures: Some structures on site were recently demolished (following 

City of Pasco demo permit B25-0133). The remaining structures will be demolished as part of this 

proposal. 

Zoning: C3 – General Business 

Comp Plan Designation: A majority of the site is designated Low Density Residential while the Northeast 

portion of the site is designated commercial. 

Existing Violations: There are no known existing violations of the zoning ordinance upon the property 

Exhibit 4 "Supplemental Attachment"
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Zoning / Vicinity Map 

 

Pasco Municipal Code Compliance: 

The subject property is zoned C-3 General Business. The purpose of the C-3 district is to provide for a wide range 

of commercial uses that serve community and regional needs, including commercial services, recreational 

services, and traveler oriented uses.  

An RV Park is permitted within the C-3 district subject to approval of a Special Use Permit (SUP). The proposed 

development complies with this requirement and is therefore properly processed under the SUP provisions of 

the Pasco Municipal Code. 

The proposed use is consistent with the intent of the C-3 district because: 

• It provides traveler-oriented accommodation and services. 

• It supports regional commercial activity. 

• It complements surrounding commercial and service uses. 

• It does not introduce incompatible residential densities into the district but rather functions as a 

commercial lodging use. 

The RV Park functions as a commercial, traveler-oriented lodging use consistent with the intent of the C-3 

district and Pasco’s Comprehensive Plan goals related to economic development and tourism. Utilities are 
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provided through municipal systems, and the project incorporates ADA-compliant parking, EV infrastructure, 

solid waste enclosures, and compliant signage. 

The proposal meets the applicable Special Use Permit criteria by being consistent with the Comprehensive Plan, 

compatible with surrounding commercial development, adequately served by infrastructure, and designed to 

protect public health, safety, and welfare. Accordingly, the project complies with the Pasco Municipal Code and 

satisfies the standards for approval of a Special Use Permit. 

The proposed site design includes two deviations from a strict interpretation of the Pasco Municipal code (PMC): 

1. PMC 25.160.070(2) – Space Width / Separation 

It should also be noted that the code requires a 24’ minimum RV site.  In the current configuration the 

use of 15 feet between the RV units would result in a 9-foot-wide RV parking pad width.  The industry 

standard is for a 10 foot wide RV parking pad width.  Therefore to meet the intent of the code and 

comply with the industry standard a slight reduction in spacing is proposed on the site plan.  

The code requires a minimum separation of 15 feet between RV units. The proposed layout provides 14 

feet of separation. While this reflects a one-foot deviation from the dimensional standard, the site 

remains designed to function safely and effectively. Each lot is hard surfaced, clearly delineated, and 

fully serviced. Internal circulation, emergency access, and utility connections are not compromised. The 

slight reduction does not materially impact fire safety, maneuverability, light, air, or usability of the 

spaces. From a performance standpoint, the proposal continues to meet the underlying intent of the 

code, which is to ensure adequate spacing for safety and functionality. 

2. PMC 25.160.070(11)(e) – Sanitary Station Requirement 

The code requires a sanitary dump station within an RV park. The proposal does not include a 

centralized sanitary station because each RV space will be individually served by direct sewer 

connections. As a result, the need for a common sanitary station is functionally eliminated. This 

approach meets and exceeds the intent of the code by providing a higher level of sanitation, minimizing 

on-site waste handling, and reducing potential environmental or operational impacts associated with 

shared dump facilities. 

While these items represent deviations from a literal application of the code standards, the project satisfies the 

overall purpose and performance objectives of PMC 25.160.070. The design maintains public health, safety, and 

welfare, provides full municipal utility service to each space, and ensures safe site circulation and operational 

functionality consistent with the intent of the 

Comprehensive Plan Compliance: 

The proposed RV Park is consistent with the City of Pasco 2018–2038 Comprehensive Plan, particularly the Land 

Use, Economic Development, Utilities, and Capital Facilities Elements. 

• The Land Use Element directs orderly and efficient urban development within serviced areas and 

encourages a variety of compatible land uses within the Urban Growth Area. The project is located in a 

commercial zoning district and functions as a commercial, traveler-serving lodging use. It supports LU-2 

by facilitating planned growth within areas served by infrastructure and LU-6 by encouraging quality 

commercial development consistent with the City’s overall development goals. 
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• The Economic Development Element promotes business expansion, tourism, and economic opportunity. 

The RV Park supports ED-1, including promotion of tourism and recreational opportunities, by increasing 

lodging capacity for visitors and supporting nearby commercial businesses. 

• The Utilities Element requires public water and sewer services to be provided concurrently with 

development. Each RV space will be directly connected to municipal water and sewer, ensuring efficient 

use of existing infrastructure and avoiding septic-dependent development. 

• The Capital Facilities Element emphasizes concurrency and adequate public services at the time of 

development. The project is located within an urban area where public services, transportation facilities, 

and utilities are available, and it does not require extension of services beyond planned capacity. 

Overall, the proposal advances the Comprehensive Plan’s goals for orderly growth, economic vitality, 

infrastructure efficiency, and quality site design, and is therefore consistent with the adopted 2018–2038 

Comprehensive Plan. 
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Community Development Department   
525 N 3rd Ave, Pasco, WA 99301 
P: 509.545.3441  

 
 

Page 1 of 3 

CITY OF PASCO 

NOTICE OF PUBLIC HEARING 

Si necesita ayuda para entender este aviso o necesita más información, por favor llame al Departamento 
de Desarrollo Comunitario y Económico de la Ciudad de Pasco a 509-545-3441. 

A public hearing with the Hearing Examiner will be held on May 13, 2026, at 6:00 pm. 

Place: Council Chambers in Pasco City Hall at 525 N 3rd Avenue in Pasco, Washington. 

SP2026-004 Wandering Juniper RV Park: SCJ Alliance submitted a Special Permit application (SP2026-
004) proposing the development of an 88-lot RV park. The project includes 13 parking stalls, including one 
ADA-accessible stall and two electric vehicle (EV) charging stations. Each RV space is proposed to be 24 
feet wide. The proposal also includes construction of an approximately 2,400-square-foot support building 
with office space, recreation amenities, eight individual shower units, washer and dryer facilities, a dog 
wash station, and propane sales. Additional site improvements include landscaping, a designated dog 
park, and outdoor recreation areas. Proposed signage consists of an entry monument sign and internal 
wayfinding signage. Coordination with Public Works will be required due to the planned extension of 
South Road 40 East. The project site is approximately 5.01 acres, zoned C-3 (General Business), and located 
southwest of the intersection of East Lewis Place and South Road 40 East. The current site address is 434 
E. Lewis Place (Parcel No. 113730151), though a new address is anticipated upon development. The 
proposal is subject to applicable provisions of the Pasco Municipal Code. 

Public Comment Period: Written comments must be submitted to the Community Development 
Department by 5:00 p.m. on May 13, 2026, to be included in the Hearing Examiner’s packet. 

If you have questions or wish to provide written comments on the proposal, please contact the Planning 
Division at (509) 544-4146, by email at barragani@pasco-wa.gov, by mail or in person at 525 N. 3rd 
Avenue, 1st Floor (CED), Pasco, WA 99301. Please note that only written comments submitted prior to 
the meeting will be accepted and included in the official record. Oral testimony provided during the 
meeting will also be accepted and entered into the record at that time. 

If you wish to participate in the hearing virtually, please register at least 2 hours prior to the meeting at 
the following registration link: 

www.pasco-wa.gov/publiccomment 

After registering, you will receive a confirmation email containing information about joining the 
webinar. 

Estimated Date of the Decision: It is estimated that the Hearing Examiner will make a decision on the 
Special Permit within ten (10) working days of the public hearing. 

Prepared April 22, 2026 by: Ivan Barragan, Planner III, 525 N 3rd Ave, Pasco, WA 99301-(509) 544-4146 
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The City of Pasco welcomes full participation in public meetings by all individuals. Pasco City Hall is accessible to 
persons with disabilities. In compliance with the Americans with Disabilities Act (ADA), no qualified individual with 
a disability shall be excluded from participation in, or denied the benefits of, City services, programs, or activities. 
If you require auxiliary aids, services, or other accommodations to participate in this meeting, please contact the 
Community Development Department at (509) 545-3441, TDD (509) 585-4425, or via email at patrickc@pasco-
wa.gov at least ten (10) days prior to the meeting to request assistance. 

 

Page 42 of 142

mailto:patrickc@pasco-wa.gov
mailto:patrickc@pasco-wa.gov


Page 3 of 3 

 

Page 43 of 142



Page 44 of 142



Page 45 of 142



Page 46 of 142



Page 47 of 142



Page 48 of 142



Page 49 of 142



THANK YOU for your legal submission!
Your legal has been submitted for publication. Below is a confirmation of your legal
placement. You will also receive an email confirmation.

ORDER DETAILS

Order Number: IPL0324311 

Order Status: Submitted 

Classification: Legals & Public Notices 

Package: TRI - Legal Ads 

Site: tricity 

Final Cost: $507.91 

Referral Code: SEPA2026-004 NOA WA…

Payment Type: Account Billed  

User ID: IPL0018633 

ACCOUNT INFORMATION

Debra Barham

525 North Third Ave.

Pasco, WA 99301

509-544-3096

cityclerk@pasco-wa.gov

City of Pasco

TRANSACTION REPORT

Date March 19, 2026 3:42:07 P…

Amount: $507.91  

SCHEDULE FOR AD NUMBER
IPL03243110

March 25, 2026

Tri-City Herald Print Publication

PREVIEW FOR AD NUMBER
IPL03243110

3.22inches x 8.61inches

3/19/26, 3:42 PM Adportal Self Service Advertising Confirmation

https://placelegal.mcclatchy.com/legals/tricity/home/confirmation.html?id=302060&returnto= 1/2
Page 50 of 142



<< Click here to print a printer friendly version >>

i-Publish  AdPortal: 3.0.69
©2026 iPublish Media Solutions, LLC

Terms and Conditions®

3/19/26, 3:42 PM Adportal Self Service Advertising Confirmation

https://placelegal.mcclatchy.com/legals/tricity/home/confirmation.html?id=302060&returnto= 2/2
Page 51 of 142

javascript:window.print()
http://www.ipublishmedia.com/


Community Development Department 
525 N 3rd Ave, Pasco, WA 99301 
P: 509.545.3441 

NOTICE OF APPLICATION/SEPA DETERMINATION 
(Optional DNS Process)  

Si necesita ayuda para entender este aviso o necesita más información, por favor llame al Departamento de 
Desarrollo Comunitario y Económico de la Ciudad de Pasco a 509-545-3441. 

SEPA Comment Period Deadline: April 8, 2026 

Proposal: On February 26, 2026, SCJ Alliance submitted a Special Permit application (SP2026-004) and associated 
SEPA checklist (SEPA2026-004) proposing development of an 88-lot RV park. The project includes 13 parking stalls, 
including one ADA-accessible stall and two electric vehicle (EV) charging stations. Each RV lot is proposed to be 24 
feet in width. The proposal also includes construction of an approximately 2,400-square-foot support building, which 
will provide an office, recreation amenities, eight individual shower units, washer/dryer facilities, a dog wash station, 
and propane sales. Site improvements include landscaping, a designated dog park, and outdoor recreation areas. 
Proposed signage includes an entry monument sign and internal wayfinding signage. Coordination with Public Works 
will be required due to the planned South Road 40 East extension. The project site is approximately 5.01 acres in 
size, zoned C-3 (General Business), and located southwest of the intersection of East Lewis Place and South Road 40 
East. The current site address is 434 E. Lewis Place (Parcel No. 113730151), though a new address is anticipated upon 
development. The proposal is subject to applicable provisions of the Pasco Municipal Code. 

Public Comment Period: Written comments must be submitted to the Community Development Department by 
5:00 p.m. on April 8, 2026. Only comments received by the referenced date will be included in the SEPA record. If 
you have questions on the proposal, contact the Planning Division at (509) 544-4146 or via e-mail to: 
barragani@pasco-wa.gov. 

Open Record Hearing: No public hearing is required for the SEPA review. The SEPA determination will be issued 
administratively by the City’s SEPA Responsible Official. 
A separate open record public hearing on the Special Permit will be conducted by the Hearing Examiner at a later 
date. A decision is anticipated within 10 working days following the close of the public hearing, in accordance with 
the Pasco Municipal Code. 

Determination of Completeness: The applications have been declared complete for the purpose of processing. 

Environmental Documents and/or Studies Applicable to this Application: Environmental Determination No. 
SEPA2026-004 has been assigned to this proposal. The SEPA comment period will end April 8, 2026. It is probable 
that a Determination of Non-Significance or Mitigated Determination of Non-Significance will be issued for this 
proposal (WAC 197.11.355 optional DNS process). This may be the only opportunity to comment on the 
environmental impacts of this proposal or to appeal any State Environmental Policy Act related decisions.  

Preliminary Determination of Regulations Used for Non-Project Mitigation: To evaluate the impacts of the 
proposed project, the following may be used for mitigation, consistency, and the development of findings and 
conclusions: 


�� Title 12 (Streets and Sidewalks), Title 16 (Buildings and Construction), Title 21 (Subdivision), Title 25 
(Zoning), Title 28 (Critical Areas) regulations of the Pasco Municipal Code, and the land use policies 
contained in the Pasco Comprehensive Plan; 


�� Regulations of the Washington State Department of Fish and Wildlife, Washington State Department of 
Ecology, Washington State Department of Natural Resources and Washington State Department of 
Archaeology and Historic Preservation; 

Exhibit 6 "SEPA Documents"
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Community Development Department 
525 N 3rd Ave, Pasco, WA 99301 
P: 509.545.3441 


�� Other required agency evaluations, approvals, permits, and mitigations as necessary. 

Estimated Date of the Decision: A DNS or MDNS will be issued following the close of the comment period on April 
8, 2026. 

To receive notification of the threshold determination and any other information concerning this action, contact the 
Pasco Planning Division at barragani@pasco-wa.gov or at the address and telephone number listed below. 

Phone: 509-544-4146 

Appeals: 
You may appeal the subsequent threshold determination by submitting a written appeal to one of the following 
addresses: 

Email: barragani@pasco-wa.gov 

Physical Address: City of Pasco – Community & Economic Development Department 525 N. 3rd Avenue, First Floor 
Pasco, WA 99301  

Mailing Address: 525 N 3rd Ave Pasco, WA 99301 

Appeals must be submitted within 14 days of issuance of the threshold determination. The appeal must be in writing, 
include a concise statement identifying the matter being appealed, and provide the basic rationale for the appeal. A 
filing fee is required in accordance with the City’s Fee Resolution. 

Please note: Failure to file a timely and complete appeal shall constitute a waiver of all rights to an administrative 
appeal under City Code. 

All appeals should be directed to: Haylie Matson, CED Director 

All comments should be directed to: Ivan Barragan, Planner III  

Prepared: March 19, 2026  

By: Ivan Barragan 
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SEPA Environmental checklist September 2023 Page 1 
(WAC 197-11-960) 

SEPA1 Environmental Checklist

Purpose of checklist 

Governmental agencies use this checklist to help determine whether the environmental impacts of your 
proposal are significant. This information is also helpful to determine if available avoidance, minimization, or 
compensatory mitigation measures will address the probable significant impacts or if an environmental impact 
statement will be prepared to further analyze the proposal. 

Instructions for applicants 

This environmental checklist asks you to describe some basic information about your proposal. Please answer 
each question accurately and carefully, to the best of your knowledge. You may need to consult with an 
agency specialist or private consultant for some questions. You may use “not applicable” or “does not apply” 
only when you can explain why it does not apply and not when the answer is unknown. You may also attach 
or incorporate by reference additional studies reports. Complete and accurate answers to these questions 
often avoid delays with the SEPA process as well as later in the decision-making process. 

The checklist questions apply to all parts of your proposal, even if you plan to do them over a period of time 
or on different parcels of land. Attach any additional information that will help describe your proposal or its 
environmental effects. The agency to which you submit this checklist may ask you to explain your answers or 
provide additional information reasonably related to determining if there may be significant adverse impact. 

Instructions for lead agencies 

Please adjust the format of this template as needed. Additional information may be necessary to evaluate the 
existing environment, all interrelated aspects of the proposal and an analysis of adverse impacts. The checklist 
is considered the first but not necessarily the only source of information needed to make an adequate 
threshold determination. Once a threshold determination is made, the lead agency is responsible for the 
completeness and accuracy of the checklist and other supporting documents. 

Use of checklist for nonproject proposals 

For nonproject proposals (such as ordinances, regulations, plans and programs), complete the applicable parts 
of sections A and B, plus the Supplemental Sheet for Nonproject Actions (Part D). Please completely answer all 
questions that apply and note that the words "project," "applicant," and "property or site" should be read as 
"proposal," "proponent," and "affected geographic area," respectively. The lead agency may exclude (for non-

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

SEPA2026-004 Wandering Juniper RV Park
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SEPA Environmental checklist September 2023 Page - 2 - 
(WAC 197-11-960) 

projects) questions in “Part B: Environmental Elements” that do not contribute meaningfully to the analysis of 
the proposal.

A. Background
Find help answering background questions2 
1. Name of proposed project, if applicable:

Wandering Juniper RV Park

2. Name of applicant:

B4 Development

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

Mike Manning, SCJ Alliance
509-835-3770, ext. 394
mike.manning@scjalliance.com

4. Date checklist prepared:

26 February 2026

5. Agency requesting checklist:

City of Pasco, WA

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

Construction by August 2026

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

No current plans for future additions

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

No known environmental information or reports.

9. Do you know whether applications are pending for governmental approvals of other
proposals directly affecting the property covered by your proposal? If yes, explain.

There are no pending applications, however this proposal is related to PRAM2025-015

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

City of Pasco Special Use Permit, City of Pasco Building Permit

11. Give brief, complete description of your proposal, including the proposed uses and the
size of the project and site. There are several questions later in this checklist that ask you
to describe certain aspects of your proposal. You do not need to repeat those answers on

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

guidance/SEPA-Checklist-Section-A-Background 
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SEPA Environmental checklist September 2023 Page 3 
(WAC 197-11-960) 

this page. (Lead agencies may modify this form to include additional specific information 
on project description.) 

Proposal is for a Special Use Permit located at 434 E Lewis Pl. The special use permit is for 
the allowability of an RV Park within the C-3 General Business zoning district.  

The proposed RV Park will be located on a 5.01-acre site consisting of 88 lots and 13 parking 
stalls (including 1 handicap accessible stall and 2 EV charging stations). Within the RV Park 
will be 3 garbage enclosures, and 1 pullout.  

Each lot will be 24’ wide, all weather surfaced, and be served by both wet and dry facilities. 

To support the RV park there is a 2,400 sq ft building proposed, this building will include an 
office, recreation amenities 8 individual showers, washer/dryer units, a dog wash station, 
vending machines, and propane sales.  

The site will include landscaping, a dog park, and outdoor recreation opportunities. 

Proposed signage includes an entry monument sign as well as wayfinding signs.  

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

434 E Lewis Pl, Pasco, WA 99301

Parcel #113-730-151

Legal:  N2NE4SE4SW4 27-9-30, SUBJ TO EASE O/A ELY 30' & TOG WITH EASE FOR I/E O/A ELY
30' NE2SE4SE4SW4 & SE4NE4SE4SW4

B. Environmental Elements

1. Earth
Find help answering earth questions3

a. General description of the site:

Site is currently vacant (following City of Pasco demo permit B25-0133). 

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

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

15% slope. 

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

guidance/sepa-checklist-section-b-environmental-elements/environmental-elements-earth 

This building permit is
expired. - IB
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c. What general types of soils are found on the site (for example, clay, sand, gravel, peat,
muck)? If you know the classification of agricultural soils, specify them, and note any
agricultural land of long-term commercial significance and whether the proposal
results in removing any of these soils.

According to WSU Web Soil Mapping “Quincy Loamy Fine Sand” is found on-site.

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

There are no surface indications or history of unstable soils on or in the vicinity of the
project site.

e. Describe the purpose, type, total area, and approximate quantities and total affected
area of any filling, excavation, and grading proposed. Indicate source of fill.

There is no fill expected. We are striving for a balanced site.

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

Erosion could occur during development of the site due to clearing of existing terrain
and construction operations. Due to the relatively flat topography of the site, the
potential for erosion is minimal.

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

80%

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

Standard erosion and sediment control (ESC) measures will be implemented through
construction to reduce and/or control erosion. An ESC plan will be prepared to address
these measures along with a Stormwater pollution Prevention Plan (SWPPP)

2. Air
Find help answering air questions4

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

The project may result in a temporary increase in emissions during construction due to
construction equipment and use. Long-term emission increases will only be due to
traffic on site from passenger vehicles and RV’s.

4 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-

guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-Air 
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b. Are there any off-site sources of emissions or odor that may affect your proposal? If
so, generally describe

Adjacent to the project site is the Pasco Flea Market and residential, the emissions and 
odors from these uses is minimal.  

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

During construction exposed surfaces will be sprayed with water as needed to minimize 
dust. Construction equipment will be kept in good working order to reduce vehicle 
emissions. The final site conditions exposed surfaces will be stabilized with landscaping 
and hard surfaces.  

3. Water
Find help answering water questions5

a. Surface:
Find help answering surface water questions6

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

There are no bodies of water in immediate vicinity of the site.

2.  Will the project require any work over, in, or adjacent to (within 200 feet) the
described waters? If yes, please describe and attach available plans.

The project will not require any work over, in, or adjacent to any body of water.

3.  Estimate the amount of fill and dredge material that would be placed in or
removed from surface water or wetlands and indicate the area of the site that
would be affected. Indicate the source of fill material.

None

4.  Will the proposal require surface water withdrawals or diversions? Give a general
description, purpose, and approximate quantities if known.

No

5 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-

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

guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-3-Water/Environmental-

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

Per the FEMA Flood Insurance Rate Map 5300440825B the site is in Zone C, “areas of
minimal flooding”. 

6.  Does the proposal involve any discharges of waste materials to surface waters? If
so, describe the type of waste and anticipated volume of discharge.

No waste materials will be discharged to surface waters. 

b. Ground:
Find help answering ground water questions7

1. Will groundwater be withdrawn from a well for drinking water or other purposes?
If so, give a general description of the well, proposed uses and approximate
quantities withdrawn from the well. Will water be discharged to groundwater?
Give a general description, purpose, and approximate quantities if known.

No 

2.  Describe waste material that will be discharged into the ground from septic tanks
or other sources, if any (domestic sewage; industrial, containing the following
chemicals…; agricultural; etc.). Describe the general size of the system, the number
of such systems, the number of houses to be served (if applicable), or the number
of animals or humans the system(s) are expected to serve.

No waste materials will be discharged into the ground. 

c. Water Runoff (including stormwater):

1.  Describe the source of runoff (including storm water) and method of collection
and disposal, if any (include quantities, if known). Where will this water flow? Will
this water flow into other waters? If so, describe.

Stormwater runoff will be generated by the development, including from pollutant-
generating surfaces such as parking lots and drive aisles. Stormwater runoff will be
treated per the requirements of the Stormwater Management Manual for Eastern
Washington prior to be infiltrated on-site and City of Pasco ordinances.

7 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-

guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-3-Water/Environmental-

elements-Groundwater 

No digital data available. Zone C is not used anymore. -IB
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2. Could waste materials enter ground or surface waters? If so, generally describe.

It is not anticipated that significant waster materials will enter ground or surface
waters. Runoff during construction will be controlled using ESC Best Management
Practices (BMPs), and stormwater runoff will be treated prior to infiltration, as
described above.

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

Developing the parcel will affect the existing drainage patterns; however the site will
be design and graded to treat, store, and discharge all stormwater on site to ensure
minimal impact to downstream or surrounding properties.

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

ESC BMP’s will be incorporated throughout construction, and the site will continue you
to infiltrate stormwater on-site in the developed site condition.

4. Plants
Find help answering plants questions

a. Check the types of vegetation found on the site:

☒ deciduous tree: alder, maple, aspen, other

☐ evergreen tree: fir, cedar, pine, other

☒ shrubs

☒ grass

☐ pasture

☐ crop or grain

☐ orchards, vineyards, or other permanent crops.

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

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

☐ other types of vegetation

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

The majority of on-site vegetation, consisting primarily of grasses and shrubs, will be
removed for the proposed development.

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

According to WDWF PHS mapping there are no endangered species known to be on or
near the site.
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d. Proposed landscaping, use of native plants, or other measures to preserve or enhance
vegetation on the site, if any.

The proposed RV Park will be landscaped in accordance with City of Pasco requirements.

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

No noxious weeds or invasive species are known to be on or near the site.

5. Animals
Find help answering animal questions8

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

Examples include:

• Birds: hawk, heron, eagle, songbirds, other: Songbirds

• Mammals: deer, bear, elk, beaver, other: Rodents

• Fish: bass, salmon, trout, herring, shellfish, other: None

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

According to WDFW PHS mapping there are no threatened or endangered species
known to be on or near the site.

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

The site is located within the Pacific Flyway, and migratory birds such as songbirds,
ducks, and geese may fly over the area.

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

Landscaping will be performed in conformance with City of Pasco Standards, no other
measures are proposed.

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

No invasive animal species are known to be on or near the site.

8 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-

guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-5-Animals 
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6. Energy and natural resources
Find help answering energy and natural resource questions9

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

Electric power will be utilized to the support the sites lighting, displays, HVAC, etc.
Natural gas will be utilized.

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

No

c. What kinds of energy conservation features are included in the plans of this proposal?
List other proposed measures to reduce or control energy impacts, if any.

The project will utilize energy efficient mechanical systems, include EV charging stations,
and comply with Washington State Energy Code.

7. Environmental health
Health Find help with answering environmental health questions10

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

None of the environmental health hazards listed are expected to occur due to the
proposed development.

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

This site is vacant with no known or possible contamination.

2. Describe existing hazardous chemicals/conditions that might affect project
development and design. This includes underground hazardous liquid and gas
transmission pipelines located within the project area and in the vicinity.

There are no known hazardous chemicals or conditions that would effect the project
development and design.

9 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-

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

guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-7-Environmental-health 

Page 63 of 142

https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-6-Energy-natural-resou
https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-7-Environmental-health


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

3. Describe any toxic or hazardous chemicals that might be stored, used, or produced
during the project's development or construction, or at any time during the
operating life of the project.

The site will include on-site propane sales, the storage and handling of said propane
will be done so in accordance with best practices. Otherwise, no toxic or hazardous
chemicals will be stored/used/produced.

4. Describe special emergency services that might be required.

No special emergency services are anticipated. Standard services such as fire
protection, police, etc. will be needed.

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

No measures proposed.

b. Noise

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

Vehicle traffic in adjacent roadway. Noise from the adjacent flea market.

2. What types and levels of noise would be created by or associated with the project
on a short-term or a long-term basis (for example: traffic, construction, operation,
other)? Indicate what hours noise would come from the site)?

Short-term  noise would come from construction equipment during the construction
phase. Long-term noise would come from vehicle traffic on site, and those who are
enjoying outdoor amenities.

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

Adhering to City of Pasco noise ordinances.

8. Land and shoreline use
Find help answering land and shoreline use questions11

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

Site: vacant

North: Pasco Flea Market

South: Residential

East: Potato storage building

West: Residential

11 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-

guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-8-Land-shoreline-use 
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b. Has the project site been used as working farmlands or working forest lands? If so, 
describe. How much agricultural or forest land of long-term commercial significance 
will be converted to other uses because of the proposal, if any? If resource lands have 
not been designated, how many acres in farmland or forest land tax status will be 
converted to nonfarm or nonforest use? 

Based on historical satellite imagery it does not appear that the site has been used as 
working farmlands nor forest lands.  

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

This proposal will not impact working farm lands or forest lands.  

c. Describe any structures on the site. 

All structures on site were recently demolished (following City of Pasco demo permit 
B25-0133). Site is currently vacant.  

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

Structures have already been demolished follow city of Pasco demo permit B25-0133 

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

The site is currently zoned C3 -General Business.  

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

A majority of the site is designated Low Density Residential while the Northeast portion 
of the site is designated commercial.  

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

N/A  

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

No  

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

1.5 FTE employee is expected, including an on-site manager.  

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

The completed project will not displace any persons.  

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

N/A 

 

 

This permit is expired. -IB

This is over 1.5 miles from the shoreline. - IB
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l.  Proposed measures to ensure the proposal is compatible with existing and projected
land uses and plans, if any.

The proposed development will conform to City of Pasco requirements. This proposed
use is special use will be reviewed and considered by the City of Pasco Hearing
Examiner.

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

This proposal will have no impacts to agricultural and forest lands of long-term
significance.

9. Housing
Find help answering housing questions12

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

This will provide 88 RV spaces.

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

No units will be eliminated.

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

Adherence to City of Pasco Municipal Code.

10. Aesthetics
Find help answering aesthetics questions13

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

No building or structure height on site will exceed the C-3 maximum building height of
45 feet.

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

No views in the immediate vicinity will be altered or obstructed.

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

The project will be landscaped in accordance with City of Pasco Municipal Code,
including perimeter landscaping. 

12 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-

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

guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-10-Aesthetics 

As well as the required fencing. -IB

Page 66 of 142

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


 

SEPA Environmental checklist  September 2023 Page 13 
(WAC 197-11-960) 

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

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

This proposal will include street lighting and pedestal lighting. This lighting will mainly 
occur after the sun sets.  

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

No, light or glare from the finished development will not be a safety hazard or interfere 
with views.  

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

No off-site lighting is anticipated to affect this proposal.  

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

Light fixtures and pole spacing will be designed to minimize light encroachment on 
adjacent properties.  

12. Recreation  
Find help answering recreation questions 

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

The Pasco flea market is immediately north. 1.5 miles to the west is Tierra Vieda park.  

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

       The proposed project will not displace any existing recreational uses.  

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

      Following Pasco Municipal code.  

 

 

 

 

 
14 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-

guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-11-Light-glare 
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13. Historic and cultural preservation
Find help answering historic and cultural preservation questions15

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

According to WISAARD DAHP web mapping there are no buildings, structures, or sites
on or In vicinity of the site that are listed or eligible for listing in national, state, or local
preservation registers. 

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

A search of WISAARD DAHP web mapping does not indicate any such landmarks or
features.

c. Describe the methods used to assess the potential impacts to cultural and historic
resources on or near the project site. Examples include consultation with tribes and
the department of archeology and historic preservation, archaeological surveys,
historic maps, GIS data, etc.

Consultation with online resources provided by WISAARD.

d. Proposed measures to avoid, minimize, or compensate for loss, changes to, and
disturbance to resources. Please include plans for the above and any permits that may
be required.

An Inadvertent Discovery Plan (IDP) will be prepared to address any historical items that
may be discovered during construction.

14. Transportation
Find help with answering transportation questions16

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

The site will be served by Road 40 East (currently under design by the city) to the east ,
this is the only access to the site.

b. Is the site or affected geographic area currently served by public transit? If so,
generally describe. If not, what is the approximate distance to the nearest transit
stop?

The site is not immediately served by transit, the nearest transit stop is 0.3 miles to the
south.

15 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-

guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-13-Historic-cultural-p 
16 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-

guidance/SEPA-Checklist-Section-B-Environmental-elements/Environmental-elements-14-Transportation 

Moderately low risk area. - IB
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c. Will the proposal require any new or improvements to existing roads, streets, 
pedestrian, bicycle, or state transportation facilities, not including driveways? If so, 
generally describe (indicate whether public or private).  

No, public improvements are planned for Road 40 East.  

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

       No 

e. How many vehicular trips per day would be generated by the completed project or 
proposal? If known, indicate when peak volumes would occur and what percentage of 
the volume would be trucks (such as commercial and nonpassenger vehicles). What 
data or transportation models were used to make these estimates? 

According to ITE 416 “Campground/Recreation Vehicle Park” the average rate of peak 
hour traffic on a weekday is 0.27 trips per occupied campsite. This means at full capacity 
this RV would have a peak volume of 23.76 trips (88 sites x 0.27).  

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

This proposal will not interfere with, affect, or be affected by the movement of 
agricultural and forest products.  

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

Adherence to Pasco Municipal Code and Design & Construction standards.  

15. Public services 
Find help answering public service questions17 

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

The project will require fire protection and police protection.  

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

The project will be designed to best mitigate all risks to safety and minimize impacts on 
public services.  

16. Utilities  
Find help answering utilities questions18 

a. Circle utilities currently available at the site: electricity, natural gas, water, refuse 
service, telephone, sanitary sewer, septic system, other:  

 
17 https://ecology.wa.gov/regulations-permits/sepa/environmental-review/sepa-guidance/sepa-checklist-

guidance/sepa-checklist-section-b-environmental-elements/environmental-elements-15-public-services 
18 https://ecology.wa.gov/regulations-permits/sepa/environmental-review/sepa-guidance/sepa-checklist-

guidance/sepa-checklist-section-b-environmental-elements/environmental-elements-16-utilities 

TIF will be 
applicable to the project. -IB

This will be reviewed through ITE.
-IB
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b. Describe the utilities that are proposed for the project, the utility providing the
service, and the general construction activities on the site or in the immediate vicinity
which might be needed.

Water, sewer, refuse service, electricity, natural gas, telephone.

C. Signature
Find help about who should sign19 

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

X

Type name of signee: Mike Manning  

Position and agency/organization: Planner, SCJ Alliance. 

Date submitted: 2/26/2026 

19 https://ecology.wa.gov/Regulations-Permits/SEPA/Environmental-review/SEPA-guidance/SEPA-checklist-

guidance/SEPA-Checklist-Section-C-Signature 

Community & Economic Development Department
This application was reviewed by the Planning Division of the Community & Economic
Development Department. Any comments or changes made by the Department are entered in the body of the
checklist and contain initials of the reviewer.
Signature: ______________________________________________________
Name of signee: _Ivan Barragan_________________________________________________
Position: __Planner III_________________________________
Date Reviewed: __March 19, 2026___________
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Community Development Department 
525 N 3rd Ave, Pasco, WA 99301 
P: 509.545.3441 

SEPA MITIGATED DETERMINATION OF NON-SIGNIFICANCE 
(Optional DNS Process) 

Si necesita ayuda para entender este aviso o necesita más información, por favor llame al 
Departamento de Desarrollo Comunitario y Económico de la Ciudad de Pasco a 509-545-3441. 

Issuance Date:  April 14, 2026 

Lead Agency: City of Pasco 

Project Name:  Wandering Juniper RV Park 

Project Number: SEPA2026-004 

Applicant/Proponent: SCJ Alliance 
C/o Liam Taylor 
108 N Washington St #300 
Spokane, WA 99201 

Proposal Description: The proposal consists of the development of an 88-lot recreational 
vehicle (RV) park. The project includes 13 additional parking stalls, including one ADA-accessible 
stall and two electric vehicle (EV) charging stations. 
Each RV lot is proposed to be 24 feet in width. The development also includes construction of 
an approximately 2,400-square-foot support building, which will provide office space, 
recreational amenities, eight individual shower units, laundry facilities, a dog wash station, and 
propane sales. 
Additional site improvements include landscaping, a designated dog park, and outdoor 
recreation areas. Proposed signage includes an entry monument sign and internal wayfinding 
signage. Coordination with the City of Pasco will be required for access and improvements 
along South Road 40 East. 
The proposal is subject to applicable provisions of the Pasco Municipal Code. 

Proposal Location: The project site is currently addressed as 434 E. Lewis Place, Pasco, WA 99301 
(Parcel No. 113730151). A new address may be assigned upon development. 

Mitigation: 
1. An Inadvertent Discovery Plan (IDP) addressing the potential discovery of cultural or

historical artifacts shall be prepared and submitted to the City’s SEPA Responsible
Official prior to issuance of any permits for ground-disturbing activities.
Description: The Washington State Department of Archaeology and Historic
Preservation statewide predictive model indicates a moderately low probability of
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encountering cultural resources within the project area. As a precautionary measure, 
an Inadvertent Discovery Plan is required to ensure that appropriate procedures are in 
place in the event that cultural or historical materials are encountered during 
construction. 

Lead Agency: The City of Pasco, acting as lead agency for this proposal, has determined that the 
proposal will not have a probable significant adverse impact on the environment. An 
Environmental Impact Statement (EIS) is not required under RCW 43.21C.030(2)(c). This 
Mitigated Determination of Non-Significance (MDNS) is issued under the optional DNS process 
in WAC 197-11-355, and no further comment period will be provided. This decision is based on 
review of the completed environmental checklist and consideration of other information on file 
with the lead agency. This information is available to the public upon request. 

Appeals: You may appeal the threshold determination by submitting a written appeal to 
one of the following addresses:  

Email: barragani@pasco-wa.gov   
Physical Address: City of Pasco – Community & Economic Development Department 525 
N. 3rd Avenue, First Floor Pasco, WA 99301
Mailing Address: 525 N 3rd Ave, Pasco, WA 99301

Appeals must be submitted within 14 days of issuance of the threshold determination. 
The appeal must be in writing, include a concise statement identifying the matter being 
appealed, and provide the basic rationale for the appeal. A filing fee is required in 
accordance with the City’s Fee Resolution.  

Please note: Failure to file a timely and complete appeal shall constitute a waiver of all 
rights to an administrative appeal under City Code.  

All appeals should be directed to: Haylie Matson, CED Director 

Responsible Official: Haylie Matson 
Position/Title:  Community and Economic Development Director 
Phone  (509) 544-4136
Address: 525 N. 3rd Ave, Pasco, WA 99301

Responsible Official: ________________________________________________ 
   Haylie Matson, Community & Economic Development Director 
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STATE OF WASHINGTON 

DEPARTMENT OF ECOLOGY 
Eastern Region Office 

4601 North Monroe St., Spokane, WA 99205-1295 • 509-329-3400 

April 7, 2026 

Ivan Barragan 
City of Pasco, Community Development Department 
525 N 3rd Ave, PO Box 293 
Pasco, WA 99301-0293 

Re: Wandering Juniper RV Park 
File# SEPA2026-004, Ecology SEPA# 202601114 

Dear Ivan Barragan: 

Thank you for the opportunity to provide comments on the State Environmental Policy Act 
(SEPA) Mitigated Notice of Application for the Wandering Juniper RV Park proposal. Based on 
review of the checklist associated with this project, the Department of Ecology (Ecology) has 
the following comments: 

Water Quality Program 
Chad Sauve, (509) 934-6202, chad.sauve@ecy.wa.gov 

Operators of construction sites that disturb one acre or more total area and has, or will have a 
discharge of stormwater to a surface water or to a storm sewer, must apply for coverage under 
Department of Ecology’s Construction Stormwater General Permit. 

If soil or ground water contamination is known at the site, additional information will be 
required. The applicant will be required to submit additional studies and reports including, but 
not limited to, temporary erosion and sediment control plans, a stormwater pollution 
prevention plan, a site map depicting sample locations, a list of known contaminants with 
concentrations and depths found and other information about the contaminants. 

Application should be made at least 60 days prior to commencement of construction activities. 
A permit application and related documents are available online. 

If you have any questions or would like to respond to these comments, please contact the 
appropriate program staff listed above. If you have questions about SEPA, please reach out to 
sepahelp@ecy.wa.gov. 

Exhibit 7 "Comments"
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Ivan Barragan 
April 7, 2026 
Page 2  

Sincerely, 

Amanda Hiebert 
SEPA Coordinator 
Eastern Region Office 
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April 8, 2026 

City of Pasco Planning Department 

PO Box 293 

Pasco, WA 99301  

Attn: Ivan Barragan, Planner III 

RE: SEPA2026-004, Wandering Juniper RV Park 

US 12 Milepost 293.61 right, East A St. vicinity 

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

• The subject property is adjacent to U.S. Highway 12 (US 12).  US 12 is an existing

facility, and the proponent is proposing a more noise-sensitive land use.  The

proponent and future residents should be aware that this area has existing traffic

noise.  They should also expect traffic noise to continue to grow, and, as an essential

public facility, US 12 may need to be expanded to accommodate future traffic.  It is

the developer’s responsibility to dampen or deflect any traffic noise for this

development.

• Any outdoor advertising or motorist signage considered for this project will need to

comply with state criteria.  The applicant should contact Tanya Joblonski of the

WSDOT Headquarters Traffic Office for specifics.  She can be reached at (360) 705-

7294.

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

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

Sincerely, 

Jacob Prilucik 

Development Services Manager 

JJP: mnk 

cc: SR 12, File #2026_005 
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From: John Scheline
To: Haylie Matson; Craig Raymond; Ivan Barragan
Cc: Steve Bauman; Damaris Lind
Subject: Open Space Appeal - Wandering Juniper RV Park
Date: Wednesday, April 29, 2026 6:32:20 PM
Attachments: 260316_Lewis Place_RV Park Clubhouse_SD Package.pdf

[NOTICE:  This message originated outside of City of Pasco -- DO NOT CLICK on links or
open attachments unless you are sure the content is safe.]

Dear Hailey,
Thank you for taking the time to speak with me today and for your candor regarding the City’s
upcoming recommendation to the Hearings Examiner.  I appreciate your efforts to strengthen
Pasco and often speak highly of your contributions to the City.  This letter is not a reflection on
you personally; rather, it is a formal request to document our disagreement with the proposed
interpretation of the open space requirements under the Recreational Vehicle Parks Code and
to respectfully appeal the interpretation prior to the issuance of the Hearings Examiner report.
As discussed, it’s my understanding City staff intends to state the Wandering Juniper RV Park
site plan does not satisfy the 20% open space requirement under PMC 25.160.070(6), The city
staff does not count green space between RV pads, perimeter/buffer areas, and the rooftop
recreational area from their calculations based on interpretation of codes.  We respectfully
disagree and request the City reconsider its position based on the plain language of applicable
codes, the recreational amenities provided, and established principles of code interpretation.
Project Summary
The subject property is a 5.02-acre site on Parcel #113730151 (currently addressed as 434 E
Lewis Place) and zoned C-3. The proposed development is an 88 site RV park and clubhouse. 
The plan also includes site improvements designed to serve park occupants with high-quality
recreational facilities.
Applicable Code Provisions
The relevant code is found in PMC 25.160.070(6) – Open Space/Recreational Facilities: “A
minimum of 20 percent of the site shall be set aside and maintained as open space for
the recreational use of park occupants. Such space shall be accessible and usable by all
residents of the park for passive or active recreation. Parking spaces, driveways, access
streets, and storage areas are not considered to be usable open space. The percentage
requirement may be reduced to 15 percent of the site if substantial and appropriate
recreational facilities (such as recreational buildings, swimming pool or tennis courts)
are provided.”
We agree on the following requirements:

A minimum of 20% of the site must be set aside as open space for park occupants.
Parking spaces, driveways, access streets, and storage areas are explicitly excluded.

Exhibit 8 "Open Space Narrative 
- Applicant"
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7525 W DESCHUTES PL KENNEWICK, WA 
509-940-1585
INFO@LPRARCHITECTURE.COM
WWW.LPRARCHITECTURE.COM SD10LEWIS PLACE RV CLUBHOUSE


SCHEMATIC SITE PLAN


N
1" = 50'-0"


SCHEMATIC SITE PLAN


PROJECT OVERVIEW


NEW CONSTRUCTION OF 2,520 SF RV PARK 
CLUBHOUSE, WITH 2,520 SF ROOF TOP 
SPORTS COURT


PROGRAM


1. 2 ADA SHOWER ROOMS
2. 6 TYPICAL SHOWER ROOMS
3. CHECK IN / WELCOME OFFICE
4. FITNESS ROOM
5. KITCHENETTE / LOUNGE 
6. LAUNDRY ROOM WITH DOG WASH
7. SHOP / MECHANICAL ROOM


CONSTRUCTION


1. TYPE VB
2. TYPICAL INTERIOR WOOD PARTITIONS
3. ROOFTOP SPORTS COURT CONCRETE 


TOPPER SLAB WITH CENTER RIDGE 
SLOPED TO THE NORTH AND SOUTH, 
PRESS PLATE TRUSSES


4. STEEL EXTERIOR STAIR 
5. PRE MANUFACTURED LOUVERED CANOPY


INTERIOR FINISHES


1. OFFICE
A. FLOOR: POLISHED CONC.
B. BASE: 4" RESILENT BASE
C. WALLS: LEVEL 4 SMOOTH W/ PAINT
D. CEILING: ACT


2. GYM
A. FLOOR: ATHELETIC FLOORING, 6MM
B. BASE: 4" RESILENT BASE
C. WALLS: LEVEL 4 SMOOTH W/ PAINT
D. CEILING: ACT


3. LOUNGE
A. FLOOR: POLISHED CONC.
B. BASE: 4" RESILENT BASE
C. WALLS: LEVEL 4 SMOOTH W/ PAINT
D. CEILING: ACT


4. LAUNDRY
A. FLOOR: POLISHED CONC.
B. BASE: 4" RESILENT BASE
C. WALLS: LEVEL 4 SMOOTH W/ PAINT & 


FRP IN SELECT AREAS
D. CEILING: ACT


5. HALLWAY
A. FLOOR: POLISHED CONC.
B. BASE: 4" RESILENT BASE
C. WALLS: LEVEL 4 SMOOTH W/ PAINT
D. CEILING: ACT


6. SHOP
A. FLOOR: SEALED CONC.
B. BASE: 4" RESILENT BASE
C. WALLS: LEVEL 3 SMOOTH W/ PAINT
D. CEILING: OPEN TO CEILING


7. SHOWERS
A. FLOOR: POLISHED CONC.
B. BASE: TILE
C. WALLS: TILE FULL HEIGHT
D. CEILING: MOISTURE GWB W/ PAINT


EXTERIOR FINISHES


• EIFS SMOOTH FINISH WITH INTEGRAL 
COLOR


• STONE VENEER
• STANDING SEAM METAL PANELS



KyleLepper

Rectangle







SHOWER - ADA


2 | 84.40 SF
SHOWER


3 | 55.26 SF
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4 | 55.26 SF
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5 | 55.26 SF
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6 | 55.26 SF
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7 | 55.26 SF
SHOWER


8 | 55.26 SF
SHOWER - ADA


9 | 84.40 SF


HALL


10 | 415.91 SF


OFFICE / MARKET


11 | 246.20 SF
FITNESS


12 | 280.79 SF


LOUNGE


13 | 353.90 SF


DOG WASH / LAUNDRY
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SHOP


14 | 268.78 SF
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7525 W DESCHUTES PL KENNEWICK, WA 
509-940-1585
INFO@LPRARCHITECTURE.COM
WWW.LPRARCHITECTURE.COM SD20LEWIS PLACE RV CLUBHOUSE


SCHEMATIC FLOOR PLAN - LEVEL 01


N
1/8" = 1'-0"


SCHEMATIC FLOOR PLAN
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ROOFTOP


16 | Not Enclosed


PICKLEBALL COURT


1/8" / 12"
1/8" / 12"


TRENCH DRAIN


TRENCH DRAIN


METAL STAIR W/ STEEL 
STRINGERS AND PRECAST CONC 
STAIRS W/ TRACTION INSERT


METAL STAIR 
LANDING WITH CONC 
TOPPING SLAB


42" METAL GUARDRAIL WITH 
VERICAL BALUSTERS TO 
MATCH STAIRCASE


FLOOR ASSEMBLY:
1. 3.5" CONCRETE SLAB W/ SPORT 


COURT RESIN FINISH
2. WRB
3. WOOD DECKING
4. FLOOR JOIST (ESTIMATED 12" TJI) 


SLOPED TO DRAIN


ROOF LINE ABOVE STEEL BEAM, EST. W33X


STEEL POSTSTEEL POST


ROOF ASSEMBLY:
1. STANDING SEAM METAL ROOF
2. WRB
3. ROOF DECKING
4. REDBUILT ROOF RAFTER
5. FIBERCEMENT SOFFIT WITH VENTING
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SCHEMATIC FLOOR PLAN - ROOF
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SCHEMATIC FLOOR PLAN - ROOFTOP
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ARCHITECTURAL ELEVATIONS
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ARCHITECTURAL ELEVATIONS


1/8" = 1'-0"
SOUTH ELEVATION


1


1/8" = 1'-0"
WEST ELEVATION
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SCHEMATIC CASE STUDIES







7525 W DESCHUTES PL KENNEWICK, WA 
509-940-1585
INFO@LPRARCHITECTURE.COM
WWW.LPRARCHITECTURE.COM SD73LEWIS PLACE RV CLUBHOUSE


SCHEMATIC PERSPECTIVES


STONE VENEER


42" STEEL GUARDRAIL


METAL CANOPY W/ 
LOUVERS


EXTRUDED 
SIGN OR 
PAINTED SIGN


EIFS SMOOTH FINISH 
W/ INTEGRAL COLOR


EXTRUDED SIGN 
W/ HALO 
ILLUMINATION


METAL CANOPY W/ 
LOUVERS


EXTRUDED 
LETTERING


EIFS SMOOTH FINISH W/ "INSTAGRAM" MURAL


ROOF ASSEMBLY:
1. STANDING SEAM METAL ROOF
2. WRB
3. ROOF DECKING
4. REDBUILT ROOF RAFTER
FIBERCEMENT SOFFIT WITH VENTING


FLOOR ASSEMBLY:
1. 3.5" CONCRETE SLAB W/ SPORT 


COURT RESIN FINISH
2. WRB
3. WOOD DECKING
4. FLOOR JOIST (ESTIMATED 12" TJI) 


SLOPED TO DRAIN


STANDING SEAM 
PANEL CONT. 
DOWN WALL


METAL STAIR W/ STEEL STRINGERS 
AND PRECAST CONC STAIRS W/ 
TRACTION INSERT





		Sheets

		SD10 - SCHEMATIC SITE PLAN

		SD20 - SCHEMATIC FLOOR PLAN - LEVEL 01

		SD40 - SCHEMATIC FLOOR PLAN - ROOF

		SD50 - ARCHITECTURAL ELEVATIONS

		SD51 - ARCHITECTURAL ELEVATIONS

		SD60 - SCHEMATIC CASE STUDIES

		SD73 - SCHEMATIC PERSPECTIVES







The requirement may be reduced to 15% when appropriate recreational facilities are
provided.

What qualifies as open space and what is the determining factor allowing a park to qualify for a
reduction of open space?
Justification for 15% Reduction
The project includes a significant 2,520 sq ft RV Park Clubhouse (plus 2,520 sq ft rooftop)
featuring:

Multiple ADA-accessible shower rooms
Fitness room
Kitchenette/lounge
Laundry facility with dog wash
Rooftop Pickleball Court
Also a dog park, community BBQ area, fire pit, and more.

Critically, the entire rooftop is designed as a pickleball court (with associated guardrails and
access via metal stairs). Pickleball courts are functionally equivalent in recreational value to
tennis courts, which are expressly cited in the code as an example justifying the reduction. 
These facilities are substantial, accessible to park occupants, and dedicated to active and
passive recreation.  Given these amenities, it is our belief the City should apply the 15%
reduction.  Even under the base 20% standard, the project provides ample qualifying open
space, as detailed below.
Definition of “Open Space”
The interpretation centers around what constitutes “open space.” PMC 25.15.170 defines
“Open space” as: “an unoccupied space open to the sky on the same lot with a building.” 
This definition is broad and unambiguous. It does not limit qualifying space to designated
“parks” or exclude areas between RV pads, perimeter buffers, or rooftop areas. It simply
requires space that is:

Unoccupied (not covered by buildings, parking, driveways, streets, or storage);
Open to the sky; and
Located on the subject lot.

The code’s only explicit exclusions are parking spaces, driveways, access streets, and storage
areas, none of which apply to the green spaces, landscaped buffers, or the rooftop recreational
surface in this project. The rooftop pickleball court, while elevated, is open to the sky,
unoccupied by structures (except for safety features) and expressly intended for active
recreation by park occupants.
Perimeter buffers and green space between RV sites are also unoccupied and open to the sky. 
Excluding them would lead to additional limitations in the code that do not exist in the text. 
Washington courts and administrative bodies consistently interpret land use codes according
to their plain and ordinary meaning, without adding restrictions which are not present in the
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legislative language.
The code further requires that qualifying open space be “accessible and usable by all residents
of the park for passive or active recreation.” The proposed layout—supported by the schematic
site plan, floor plans, rooftop plan, and perspectives—clearly meets this standard through a
combination of dedicated green areas and superior built recreational facilities.
We respectfully request the City:

1. Apply the 15% open space standard due to the recreational facilities provided
(clubhouse + full rooftop pickleball court).

2. In the alternative, confirm that green spaces, landscaped areas between RV sites,
perimeter buffers, and the rooftop recreational area all qualify as open space under the
plain language of PMC 25.15.170 and 25.160.070(6).

3. Recommend approval to the Hearings Examiner consistent with these code provisions
and the submitted plans (referencing SD10, SD20, SD40, SD50/SD51, SD60, SD73,
etc.).

Our goal is to deliver a high-quality RV park that benefits the community while fully complying
with Pasco’s adopted codes.  Thank you again for your time and for allowing me to address my
concerns.
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REPORT TO THE HEARING EXAMINER 
City Hall – 525 North Third Avenue – Council Chambers 
WEDNESDAY, May 13, 2026 
6:00 PM 
 

 

1 
 

 
MASTER FILE #: SP 2026-007 Barker Heights Irrigation Pump Station  
 
APPLICANT: City of Pasco Public Works Department 
 C/O Brandon Lane  
 525 N. 3rd Avenue 
 Pasco, WA 99301 
 
REQUEST:   Special Permit: Locate an enclosed building irrigation pump station 

in an R-3 Zoning District (Parcel No. 114330188).  
 

 

Timeline: 

April 27, 2026 Special Permit Application-SP2026-007 submitted 

April 27, 2026 Special Permit Application was Deemed Complete through the Notice of 

Application 

April 27, 2026 Notice of Public Hearing for SP2026-007 Mailed to Properties Within 300 Feet 

of Proposed Pump Station 

April 29, 2026 Notice for Public Hearing Published in Tri-City Herald 

May 6, 2026 Public Hearing Staff Report Published 

 

 

Exhibits: 

1. Maps 
2. Preliminary Plans 
3. Applications 
4. Public Notices 
5. SEPA Documents 

 

 

 

1) SITE INFORMATION:  

Address: Not yet assigned 
Parcel: 115181188 
Abbreviated Legal: BARKER RANCH 1ST ADDITON PHASE 3 TRACT G (Per County Assessors website) 
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General Location: Located at the northeast corner of Parcel 115181188. The site is bordered by 
Broadmoor Boulevard to the east, by Parcel 115180074 to the north, by a future home sites to the 
west, and a future public local access street to the south. The intersection of Broadmoor Boulevard 
and Burns Road is approximately 2,000’ south of the site. 
Property Size: 33.69 acres 

2) ACCESS AND UTILITIES: Access to the site will be provided via Broadmoor Blvd and at a future date will 
be accessed off a yet to be developed section of Atlantic Drive. Municipal water and sanitary sewer 
service will be made available from Broadmoor Boulevard. 

3) ZONING AND LAND USE: The property is zoned R-3 (Medium-Density Residential) and is vacant. 

Surrounding properties are zoned and developed as follows: 

North: R-S-1 SFDU  

East:    R-4  Agriculture/Vacant 

South: R-S-1 Mobile Home/Vacant 

West:  R-1                 Low Density Residential / Single-family detached dwellings 

4) COMPREHENSIVE PLAN: The Comprehensive Plan designates this site as “Medium-Density Residential.” 

The Medium-Density Residential designation allows for R-2 through R-4, and RP zoning; development 

may be a variety of residential housing at a density of 6 to 20 dwelling units per acre. 

5) ENVIRONMENTAL REVIEW (SEPA): The City of Pasco is serving as the lead agency for this proposal. 

Based on review of the submitted SEPA checklist (SEPA2023-009) and other information on file, the City 

determined on November 2, 2023 that the proposal is not likely to result in significant adverse 

environmental impacts. Accordingly, an Environmental Impact Statement (EIS) is not required pursuant 

to RCW 43.21C.030(2)(c). 

A Determination of Non-Significance (DNS) was issued under the optional DNS process in WAC 197-11-

355, and no additional comment period will be provided. All supporting materials are available for public 

review upon request. 

PROJECT DESCRIPTION 

Request 

The City of Pasco Public Works Department has applied for a special permit to construct an enclosed 
structure, 6-pump irrigation pump station at the NE corner of Parcel 115181188 adjacent Broadmoor 
Boulevard to the east, to provide pressurized irrigation water to one high- and one low-elevation pressure 
zone.  

History 

The site is located on Tract A and B of PP2024-003 The site was annexed in 2017 (Ordinance 4330) and 
assigned R-S-1 (Low-Density Residential) zoning (Ordinance 4331) in conjunction with the annexation. The 
site was rezoned from R-S-1 to R-3 (Medium-Density Residential; Ordinance 4683) in anticipation of a 
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residential preliminary plat. A Preliminary Plat was approved for the overall property on January 20th, 2026 
(PP2024-003). 

In the last 20 years Pasco’s population has more than doubled from approximately 32,066 at the 2000 
CENSUS to an estimated 77,108 at the 2020 CENSUS; the latest Office of Financial Management (OFM) 
estimate is 81,280. This increase has placed tremendous demands on local resources, including domestic 
water. As such, the City of Pasco deems it necessary to replace the use of City of Pasco domestic water for 
landscaping with irrigation water.  

A previous Special Permit (SP2023-009) was granted November 16, 2023, that permit has since expired under 
condition number 7 of on November 16, 2025.  

More recently, Building Permit B26-0152 was applied for on February 20th, 2026.  

Site Design and Layout 

The site comprises approximately 33.69 acres (1,467,694.44 square feet), is zoned R-3 (Medium Density 

Residential District) and is vacant. Surrounding properties are also residentially zoned and are either vacant 

or developed with a single-family dwelling unit (SFDU) and accessory structures related to agriculture. The 

project site sits within the northeast corner of the site A minimum 10-foot-wide landscaped perimeter buffer 

is proposed around the site. A perimeter fence is also proposed to provide visual screening. 

STAFF FINDINGS OF FACT 

1) Notice of the public hearing was sent to property owners within 300 feet of the subject property and the 
newspaper on April 27th 2026. 

2) Applicant wishes to construct an open-air, 6-pump irrigation pump station to provide pressurized 
irrigation water to one high- and one low-elevation pressure zone.  

3) The parcel comprises approximately 33.69 acres (1,467,694.44 square feet) 
4) The site is located at the northeast corner of Parcel 115180075 adjacent Broadmoor Boulevard to the 

east. 
5) The site is zoned R-3 (Medium Density Residential)  
6) Surrounding properties are also residentially zoned. 
7) The site is located on Tract A and B of Preliminary Plat 2024-003.  
8) The site was annexed in 2017 (Ordinance 4330).  
9) A Preliminary Plat was proposed for the overall property in 2024 and was approved January 20th 2026. 
10) The City of Pasco wishes to replace City of Pasco domestic water for landscaping with irrigation water. 
11) This new facility will support development in the Broadmoor planning area, and recently annexed areas. 
12) Per Pasco Municipal code (PMC) 25.22.050(1) the minimum setback for both structures and walls over 6 

feet in height in the R-3 zoning district is 15 feet in front yard areas. 
13) Per Pasco Municipal code (PMC) 25.22.050(1) the minimum setback for both structures and walls over 6 

feet in height in the R-3 zoning district is 5 feet for side yards. 
14) Noise from running pumps is anticipated during the irrigation season after project completion.  

CONCLUSIONS OF LAW / DECISION CRITERIA 

As per PMC 25.200.080, upon conclusion of the open record hearing, the Hearing Examiner shall make and 
enter findings from the record and conclusions thereof as to whether or not: 

(1) The proposal is in accordance with the goals, policies, objectives, maps and/or narrative text of the 
Comprehensive Plan; 

Per the Comprehensive Plan Policy UT-1-D of the Utilities Element of the Comprehensive Plan, the City is 
directed to “[l]everage irrigation water in new developments to ease the use of domestic water for 
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maintenance of landscaping;” and similarly in Land Use Policy LU-3-D, to “[e]ncourage the use of irrigation 
(non-domestic) water for landscape maintenance., and consistent with state and federal laws.” 

(2) The proposal will adversely affect public infrastructure; 

The exiting irrigation supply network is currently operating at capacity or at deficit. The City's domestic water 

network is available in much of this area. The domestic water system does not have the capacity, nor the 

available water rights to provide landscape irrigation water to either the recently annexed areas or the 

Broadmoor planning area. The proposed irrigation pump station will provide the capacity for the irrigation 

demands of these areas and reduce the demand for domestic water.  

(3) The proposal will be constructed, maintained and operated to be in harmony with the existing or 

intended character of the general vicinity; 

The facility will be located in an R-3 zoning district. The intended character of the general vicinity is 
residential; per Pasco Municipal Code (PMC) 25.65.010 the R-3 district is established to provide a medium 
density residential environment compliant with the Comprehensive Plan land use density table in PMC 
25.215.015.  

Noise from running pumps is anticipated during the irrigation season after project completion. The project 
includes the installation of an 8’ CMU block wall intended to block sound from leaving the site once the pump 
station is operational. A block face will be selected to complement the existing split face CMU block fence 
recently installed as a part of the adjacent subdivision improvements.  

Machinery will be cleaned and checked for leaks prior to working on the site. If a spill should occur, personnel 
will clean up the spill per established protocols and notify management. All chemicals will be properly 
handled and stored using spill containment.  

(4) The location and height of proposed structures and the site design will discourage the development of 
permitted uses on property in the general vicinity or impair the value thereof; 

The location and height of proposed structures are not anticipated to discourage the development of 

permitted uses on adjacent properties or impair property values, provided the development complies with 

applicable standards. 

Per Pasco Municipal code (PMC) 25.22.050(1) the minimum setback for both structures and walls over 6 feet 
in height in the R-3 zoning district is 15 feet in front yard areas, and 5 feet for side yards. 

An 8’ CMU block fence will be installed as a part of the completed project. A block face will be selected to 
complement the existing split face CMU block fence recently installed as a part of the adjacent subdivision 
improvements. The project 8’ CMU block wall is intended to block sound from leaving the site once the pump 
station is operational.  

(5) The operations in connection with the proposal will be more objectionable to nearby properties by 
reason of noise, fumes, vibrations, dust, traffic, or flashing lights than would be the operation of any 
permitted uses within the district; and 

Per PMC 9.130.030 No person . . . shall create, continue, or cause to be created or continued, or allow to be 
created or continued, any public disturbance noise. “Public disturbance noise” means any sound which: 

(1) Is specifically included in, but not limited to, those listed in subsection (3) of this (section; or 

(2) That unreasonably disturbs or interferes with the peace, comfort and repose of owners or occupants of 
real property and causes a noise complaint to be reported by two or more persons occupying separate 
residences, neither of which residences is within the same property boundary; 
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Per PMC 9.130.040(2) the maximum allowable noise in a residential neighborhood is 55 dBA from 7:00 am 
to 10:00 pm and that maximum noise level is reduced 10 dBA to 45 dBA from 10:00 pm to 7:00 am. 

Noise from running pumps is anticipated during the irrigation season after project completion. An 8’ CMU 
block fence will be installed as a part of the completed project as well as enclosing the pumps in a built 
structure. The project 8’ CMU block wall and enclosed structure are intended to block sound from leaving 
the site once the pump station is operational. 

If the CMU block fence and enclosed structure do not sufficiently block or deaden the noise to acceptable 
levels, additional sound-reduction measures may be necessary for conformance.  

(6) The proposal will endanger the public health or safety if located and developed where proposed, or in 
any way will become a nuisance to uses permitted in the district. 

The proposal is not anticipated to endanger public health or safety, nor become a nuisance to permitted uses 

within the district, provided it is developed in compliance with applicable standards. 

Emergency services are not outside of the normal operations that are currently performed by the City of 
Pasco emergency services. Machinery will be cleaned and checked for leaks prior to working on the site. No 
chemicals are anticipated to be stored or used (except for maintenance) on site at completion of the 
project. If a spill should occur, personnel will clean up the spill per established protocols and notify 
management. All chemicals will be properly handled and stored using spill containment. 

Per Pasco Municipal code (PMC) 25.22.050(1) the minimum setback for both structures and walls over 6 
feet in height in the R-3 zoning district is 15 feet in front yard areas, and 5 feet for side yards. One purpose 
of these setbacks is to ensure adequate visibility of pedestrians, bicyclists, and vehicular traffic when 
conducting vehicles out of a garage or similar sight-obscuring structure, over across the sidewalk, and 
entering the street 
 
The conditions of approval are intended to ensure that the proposal will comply with all applicable 
provisions of PMC 25.160 prior to development and permit issuance. 
 

Approval Conditions 

 
1) The special permit shall apply to that portion of Parcel 115181188 herein specified, and any 

subsequent subdivision(s) thereof.  

2) The City of Pasco Public Works Department will coordinate with the property owner/developer of 

the parcel to ensure the location of the irrigation pump station site does not prohibit future 

residential development from conformance with municipal requirements, such as setback 

requirements.  

3) Upon development of the parent parcel, the property acquired for the irrigation pump station project 

shall comprise sufficient property area to accommodate City of Pasco development requirements 

including but not limited to necessary setbacks, and provision for necessary utility easements. No 

structures, (including vaults, concrete pads, equipment, block wall/fencing, etc.) may be located in 

the future utility easement (per approved preliminary plat).   

4) Concrete pad, equipment, and block wall/fencing elevations shall be set to ensure reasonable tie into 

a future roadway along the project frontage connecting to Broadmoor Boulevard.  

5) The 8’ wall cited above shall be constructed of an architectural split face CMU block.  

6) All required frontage improvements for a future roadway fronting this project (such as asphalt road, 
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6 
 

stormwater system, curb, gutter, sidewalk, landscaping, streetlights, etc.) will be installed no later 

than the time of development of the surrounding parent parcel.  

 
RECOMMENDATION 

Staff recommends based on the Findings of Fact and Conclusions herein that a Special Permit be approved 
for an enclosed irrigation pump station in that portion of Parcel 115181188. herein specified, located in Tract 
A and B of PP2024-003, in Pasco, WA, with conditions as listed herein. 
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Community & Economic Development Department  Fee: $625 
PO Box 293, 525 N 3rd Ave, Pasco, WA 99301 
P: 509.545.3441 / F: 509.545.3499 

 
 

Updated April 2019 

CITY OF PASCO 
SPECIAL PERMIT APPLICATION 

 
 

Master File # ______________                                                                   Date Submitted: ______________ 
 

 

Applicant Info Owner Info  
(if different than applicant) 

Name: 
 

Name: 

Address: 
 

Address: 
 
 

Phone: 
 

Phone: 

Email:  Email: 
 

 

Project Address: _____________________________________________________________________   

Project Parcel Number: _______________________________________________________________  

Current Zoning: _____________________________________________________________________  

Source of domestic water: _____________________________________________________________  

Method of sewage disposal: ___________________________________________________________  

Present use of the land and structure(s) if any: ____________________________________________  

 __________________________________________________________________________________  

 __________________________________________________________________________________  

 __________________________________________________________________________________  

 __________________________________________________________________________________  

   

Page 93 of 142

adamsj
Typewritten Text
SP 2023-009

watkinse
Text Box
Exhibit 3 Applications



Please describe any existing violations of the zoning ordinance upon the property: _______________ 

 __________________________________________________________________________________ 

 __________________________________________________________________________________ 

Give a detailed description of the proposed use that requires a special permit (attach separate sheet if 
more space is necessary): ___________________________________________________________________ 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

__________________________________________________________________________________________   

NOTE: Provide a variance report giving a list and mailing address of owners of all property within 300 
feet of the applicant’s property, as shown by a local title company OR payment of $50.00 which shall 
be utilized by the City to obtain a current list of property owners of all properties within 300 feet of the 
applicant’s property. 

- $500.00
- $  75.00

Fee for Special Permit  
Environmental Checklist 
Radius Notification - $  50.00

$625.00

 SEPA Checklist  Site map  Fee of $625
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Community & Economic Development Department  Fee: $625 
PO Box 293, 525 N 3rd Ave, Pasco, WA 99301 
P: 509.545.3441 / F: 509.545.3499 

 
 

Updated April 2019 

CITY OF PASCO 
SPECIAL PERMIT APPLICATION 

 
GENERAL PROVISIONS: Unclassified uses enumerated in Section 25.86.020 (listed below), conditional 
uses listed within each zoning district, and any other uses specifically referred to this chapter shall be 
subject to the regulations contained in this chapter, in addition to all applicable requirements of this 
Title. 
 
UNCLASSIFIED USES: 

1. High schools, colleges, universities, vocational schools, business colleges and other similar 
academic or skills training facilities or institutions not heretofore permitted within any 
district; 

2. Cemeteries, crematories, mausoleums, and other places of burial or interment of remains; 
3. Churches; 
4. Community service facilities, as defined in Sections 25.12.155 and 25.12.156; 
5. Airports, heliports, or any other landing or maneuvering space for aircraft, together with 

terminals and other customary facilities accessory to the unclassified use;  
6. Golf courses, pitch and putt courses, miniature golf courses, water parks, sports 

complexes, riding stables, and similar facilities for public, private or membership use; 
7. Monasteries, convents or other functionally similar facilities; 
8. Landfills, garbage dumps, and resource recovery facilities; 
9. Off-site parking lots, except those required for a residential use, provided such parking 

area is not more than five hundred feet from the building; 
10. Electrical substations and load transfer stations, natural gas booster stations, and other 

similar utility facilities; 
11. Park and ride lots, off-street transfer stations or other similar facility involving the storage, 

start-up, idling and movement of public or private operated carrier, charter or transit 
buses, vans, and similar vehicles; and 

12. Agricultural use (commercial) except in areas 1,000 feet from a residential zoning district, 
subdivision or dwelling unit. 

 
REQUIREMENTS: 

1. Fee of $625 ($500 application fee + $75 SEPA fee + $50 radius notification) 
2. Completed SEPA form 
3. A site map or plan drawn neatly and to scale, showing the following: 

a. Exterior property lines and any adjacent public street or alley rights-of-way 
b. Existing and proposed buildings and other structures. 
c. Existing and proposed points of ingress and egress, drives and driveways and 

circulation pattern. 
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d. The location of existing and proposed parking areas with each parking space shown. 
e. Existing and proposed open spaces and landscape areas. 

4. The property owner’s notarized signature acknowledging the application 
 

PUBLIC HEARING: Upon the filing of a complete application for a special permit, the application shall 
be scheduled for an open record hearing before the Hearing Examiner. Notice of such open record 
hearing shall be given as provided for in PMC 25.210.040, except that in the case of commercial 
agricultural uses, the notification distance shall be increased to 1,000 feet. The open record hearing 
may be continued as deemed necessary by the Hearing Examiner, provided the applicant consents to 
any such continuance. In the event the applicant does not consent to a continuance, the Hearing 
Examiner shall close the public hearing and render a decision in accordance with the provisions of 
PMC 25.200.080 and 25.200.100. 
 
Upon conclusion of the open record hearing, the Hearing Examiner shall make and enter findings from 
the record and conclusions thereof as to whether or not: 

1. The proposal is in accordance with the goals, policies, objectives, maps and/or narrative text of 
the Comprehensive Plan; 

2. The proposal will adversely affect public infrastructure; 
3. The proposal will be constructed, maintained and operated to be in harmony with the existing 

or intended character of the general vicinity; 
4. The location and height of proposed structures and the site design will discourage the 

development of permitted uses on property in the general vicinity or impair the value thereof; 
5. The operations in connection with the proposal will be more objectionable to nearby 

properties by reason of noise, fumes, vibrations, dust, traffic, or flashing lights than would be 
the operation of any permitted uses within the district; and 

6. The proposal will endanger the public health, or safety if located and developed where 
proposed, or in any way will become a nuisance to uses permitted in the district. 

 
SHOPS / GARAGES: The Hearing Examiner shall consider the following for special permits dealing with 
increased heights and/or floor area for detached shops and garages: 

1. Will the shop/garage match the principle structure in design and exterior treatments such as 
roofing materials, siding, color, window and door openings, eave overhangs, fenestrations and 
other architectural features? 

2. Will the existing topography and elevation of the site and surrounding property exacerbate or 
attenuate the height of the proposed shop/garage? 

3. Will the proposal include landscaping features or berms to ameliorate the height and/or floor 
area of the shop/garage? 

4. Will the shop/garage be erected on the property utilizing minimum setbacks? 
5. Is the site larger than the minimum lot size requirement for the zoning district? 

 
REVOCATION OF PERMIT: Any special permit may be revoked by the Hearing Examiner if, after a 
public hearing, notice of which shall be given in accordance with PMC 25.210.040, it is found that the 
conditions upon which the special permit was authorized have not been fulfilled or if the use 
authorized has changed in size, scope, nature or intensity so as to become a detriment to the 
surrounding area. 
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IN THE MATTER OF 

SP 2023-009 

CITY OF PASCO HEARING EXAMINER 

FINDINGS OF FACT, 
CONCLUSIONS OF LAW, 
CONDITIONS OF APPROVAL AND 
DECISION 

City of Pasco Public Works Department 

) 
) 
) 
) 
) 
) 

THIS MA TIER having come on for hearing in front of the City of Pasco Hearing Examiner on 
November 8, 2023, the Hearing Examiner having taken evidence hereby submits the following 
Findings of Fact, Conclusions of Law, and Decision as follows: 

I. FINDINGS OF FACT

1. The City of Pasco Public Works Department applied for a special permit to construct an
open-air, 7-pump irrigation pump station at the NE corner of Parcel 115180075 adjacent
Broadmoor Boulevard to the east, to provide pressurized irrigation water to one high- and one
low-elevation pressure zone. The City is in contract negotiations with The South Columbia
Basin Irrigation District (SCBID) and the United States Bureau of Reclamation (USBR) for
irrigation water sourcing. As part of this process, USBR is performing an environmental
review.

2. Legal: LOT 2 AND A PORTION OF LOT 3 OF SHORT PLAT 2020-22 RECORDED IN
VOLUME 2 OF SHORT PLATS AT PAGE 361-365 UNDER FRANKLIN COUNTY
AUDITOR'S FILE NUMBER 1918957, LOCATED WITHIN THE NORTH HALF OF THE
SOUTHEAST QUARTER AND THE SOUTHWEST QUARTER OF SAID SOUTHEAST
QUARTER OF SECTION 6, TOWNSHIP 9 NORTH, RANGE 29 EAST OF THE
WILLAMETTE MERIDIAN, CITY OF PASCO, FRANKLIN COUNTY, WASHINGTON,
DESCRIBED MORE PARTICULARLY AS FOLLOWS: COMMENCING AT THE
CENTER OF SAID SECTION 6, MARKED BY A BUREAU OF RECLAMATION 3 INCH
BRASS CAP, LOCATED NORTH 00°55'29" EAST A DISTANCE OF 2660.55 FEET
FROM THE SOUTH QUARTER CORNER OF SAID SECTION 6, MARKED BY A
FRANKLIN COUNTY PUBLIC WORKS 3 INCH BRASS CAP INSCRIBED "FCPW T9N
R29E 1/4 S6 - S7 2012 LS 38481 "; THENCE NORTH 89° 18'23" EAST ALONG THE
CENTER SECTION LINE OF SAID SECTION 6 A DISTANCE OF 1339.71 TO THE
TRUE POINT OF BEGINNING; THENCE CONTINUING NORTH 89° 18'23" EAST
ALONG SAID CENTER SECTION LINE A DISTANCE OF 640.86 FEET TO THE
INTERSECTION WITH THE PROPERTY BOUNDARY COMMON TO LOTS 1 AND 2
OF SAID SHORT PLAT 2020-22; THENCE SOUTH 00°55'29" WEST ALONG SAID
COMMON PROPERTY BOUNDARY A DISTANCE OF 352.91 FEET; THENCE NORTH
89°18'23" EAST CONTINUING ALONG SAID COMMON PROPERTY BOUNDARY A
DISTANCE OF 682.26 FEET TO THE INTERSECTION WITH THE WEST RIGHT OF
WAY MARGIN OF BROADMOOR BOULEVARD DEDICATED PER INSTRUMENT
RECORDED UNDER FRANKLIN COUNTY AUDITOR'S FILE NUMBER 1761328;
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THENCE SOUTH 00°56'06" WEST ALONG SAID WEST RIGHT OF WAY MARGIN A 
DISTANCE OF 981.08 FEET TO THE INTERSECTION WITH THE SOUTH LINE OF 
THE NORTHEAST QUARTER OF THE SOUTHEAST QUARTER OF SAID SECTION 6; 
THENCE SOUTH 89°23'10" WEST ALONG SAID SOUTH LINE A DISTANCE OF 
1,331.19 FEET TO THE SOUTHWEST CORNER THEREOF; THENCE NORTH 
00°55'20" EAST ALONG THE WEST LINE OF SAID NORTHEAST QUARTER OF THE 
SOUTHEAST QUARTER OF SECTION 6 A DISTANCE OF 62.52 FEET TO A POINT 
OF CURVATURE WITH A TANGENT CURVE TURNING TO THE RIGHT, HA YING A 
RADIUS OF 300.03 FEET; THENCE ALONG SAID CURVE AND LEA YING SAID 
WEST LINE, HA YING AN ARC LENGTH OF 57.04 FEET, WITH A DELTA ANGLE OF 
10°53'34", A CHORD BEARING OF NORTH 06°22'07" EAST, AND A CHORD LENGTH 
OF 56.95 FEET; THENCE NORTH 11 °48'54" EAST A DISTANCE OF 113.73 FEET TO A 
POINT OF CURVATURE WITH A TANGENT CURVE TURNING TO THE LEFT, 
HA YING A RADIUS OF 300.03 FEET; THENCE ALONG SAID CURVE, HA YING AN 
ARC LENGTH OF 65.12 FEET, WITH A DELTA ANGLE OF 12°26'10", A CHORD 
BEARING OF NORTH 05°35'49" EAST, AND A CHORD LENGTH OF 64.99 FEET; 
THENCE NORTH 00°37'16" WEST A DISTANCE OF 844.42 FEET; THENCE NORTH 
89°22'44" EAST A DISTANCE OF 4.09 FEET; THENCE NORTH 00°37'14" WEST A 
DISTANCE OF 192.54 FEET TO THE TRUE POINT OF BEGINNING (Parcel 
115180075). 

3. General Location: Located at the northeast comer of Parcel 11518007 5. The site is bordered
by Broadmoor Boulevard to the east, by Parcel 115180274 to the north, by future home sites
to the west, and a future public local access street to the south. The intersection ofBroadmoor
Boulevard and Bums Road is approximately 2,000' south of the site.

4. Property Size: Approximately 34.61 acres (1,507,714.42 square feet).

5. ACCESS: The property has access from Broadmoor Boulevard.

6. UTILITIES: Municipal water and sewer services will be made available from Broadmoor
Boulevard.

7. LAND USE AND ZONING: The property is zoned R-3 (Mediwn-Density Residential) and
is vacant. Surrounding properties are zoned and developed as follows:

North 
East 
South 
West 

R-S-1
R-4
R-S-1
R-3

SFDU 
AgricultureN acant 
Mobile HomeN acant 
Vacant 

8. COMPREHENSIVE PLAN: The Comprehensive Plan designates this site as "Medium­
Density Residential." The Medium-Density Residential designation allows for R-2 through
R-4, and RP zoning; development may be a variety of residential housing at a density of 6 to
20 dwelling units per acre.

9. ENVIRONMENTAL DETERMINATION: The City of Pasco is the lead agency for this
project. Based on the SEP A checklist, the adopted City Comprehensive Plan, City
development regulations, and other information, a threshold determination resulting in a
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Determination of Non-Significance (DNS) was issued for this project on November 2, 2023 
under WAC 197-11-158 

10. The site comprises approximately 34.61 acres (1,507,714.42 square feet), is zoned R-S-1
(Suburban) and is vacant. Surrounding properties are also residentially zoned and are either
vacant or developed with a single-family dwelling unit (SFDU) and accessory structures
related to agriculture. The project site sits within the northeast corner of the site.

11. The site is located on Lot 2 and a portion of Lot 3 of Short Plat 2020-22. The site was
annexed in 2017 (Ordinance 4330) and assigned R-S-1 (Low-Density Residential) zoning
(Ordinance 4331) in conjunction with the annexation. The site has recently been rezoned
from R-S-1 to R-3 (Medium-Density Residential; Ordinance 4683) in anticipation of a
residential preliminary plat. A Preliminary Plat was proposed for the overall property in 2017
but was not approved. In the last 20 years Pasco's population has more than doubled from
approximately 32,066 at the 2000 CENSUS to an estimated 77,108 at the 2020 CENSUS and
the latest Office of Financial Management (OFM) estimate is 81,280. This increase has
placed tremendous demands on local resources, including domestic water. As such, the City
of Pasco deems it necessary to replace the use of City of Pasco domestic water for
landscaping with irrigation water.

12. Per Policy UT-1-D of the Utilities Element of the Comprehensive Plan, the City is directed to
"[l]everage irrigation water in new developments to ease the use of domestic water for
maintenance of landscaping;" and similarly in Land Use Policy LU-3-D, to "[e]ncourage the
use of irrigation (non-domestic) water for landscape maintenance consistent with state and
federal laws."

13. The City of Pasco Public Works Department is proposing the construction of a new irrigation
booster pump station in the NW comer of Parcel 115180075. The site was chosen due to the
centrality to the area it is intended to serve and the proximity to the water source. This pump
station will take the tail water from the existing United States Bureau of Reclamation (USBR)
Pasco Pump Lateral Canal and pump it into the City's existing and future pipe networks. The
exiting network is currently operating at capacity or at deficit.

14. This new facility is essential to support development in the recently annexed areas and the
Broadmoor planning area, which was recently opened to development with the installation of
a new sewer trunk line. Currently the City's domestic water network is available in much of
this area. However, the domestic water system does not have the capacity, nor the available
water rights to provide landscape irrigation water to either area (recently annexed areas or
Broadmoor planning area). The proposed irrigation pump station will provide the much­
needed capacity for the irrigation demands of these areas.

15. The property has recently been rezoned from R-S-1 (Low-Density Residential) to R-3
(Medium-Density Residential; Ordinance 4683). The intended character of the general
vicinity is residential; per Pasco Municipal Code (PMC) 25.65.010 the R-3 district is
established to provide a medium density residential environment compliant with the
Comprehensive Plan land use density table in PMC 25.215.015. Per PMC 25.65.020, the
Medium-Density Residential designation allows for R-2 through R-4, and RP zoning;
development may be a variety of residential housing at a density of 6 to 20 dwelling units per
acre.

16. The project site plan is part of a larger parcel (Parcel 11518007 5). Currently the property
does not have an approved preliminary plat. The project area future property lines are-
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approximately defined by a previous preliminary plat submitted to the City of Pasco in 2017, 
but not approved. 

17. Setbacks: An 8' CMU block fence will be installed as a part of the completed project. Per
Pasco Municipal code (PMC) 25.65.050(5) the minimum setback for both structures and
walls over 6 feet in height in the R-3 zoning district is 20 feet in front yard areas, and 5 feet
for side yards. One purpose of these setbacks is to ensure adequate visibility of pedestrians,
bicyclists, and vehicular traffic when conducting vehicles out of a garage or similar sight­
obscuring structure, over across the sidewalk, and entering the street.

18. The City of Pasco Public Works Department will coordinate with the property
owner/developer of the parcel to ensure the location of the irrigation pump station site does
not prohibit future residential development from conformance with municipal requirements,
such as setback requirements. The Pasco Public Works Department will continue to work
with the property owner/developer on the final acquisition of the irrigation pump station site.

19. Once the property is subdivided and lots are available for purchase, the City will buy the
appropriate land area to accommodate the facility and meet all PMC requirements. Until the
subdivision and purchase of the land, a Possession and Use Agreement (PUA) has been
executed, formalizing the City's ability to control the property until it is available for
purchase.

20. Noise: Noise from running pumps is anticipated during the irrigation season after project
completion. The project 8' CMU block wall is intended to block and reduce noise from
leaving the site once the pump station is operational.

21. Notice of the public hearing was sent to property owners within 300 feet of the subject
property and the newspaper on October 16, 2023.

22. As per Pasco Municipal Code (PMC) 25.200.080, upon conclusion of the open record
hearing, the Hearing Examiner shall make and enter findings from the record and conclusions
thereof as to whether or not:

22.1 Will the proposed use be in accordance with the goals, policies, objectives, and text 
of the Comprehensive Plan? 
22.1.1 Hearing Examiner Finding: Per the Comprehensive Plan Policy UT-1-D of 

the Utilities Element of the Comprehensive Plan, the City is directed to 
"[l]everage irrigation water in new developments to ease the use of domestic 
water for maintenance of landscaping;" and similarly in Land Use Policy 
LU-3-D, to "[ e ]ncourage the use of irrigation (non-domestic) water for 
landscape maintenance consistent with state and federal laws." 

22.2 Will the proposed use adversely affect public infrastructure? 
22.2.1 Hearing Examiner Finding: The exiting irrigation supply network is currently 

operating at capacity or at deficit. The City's domestic water network is 
available in much of this area. The domestic water system does not have the 
capacity, nor the available water rights to provide landscape irrigation water 
to either the recently annexed areas or the Broadmoor planning area. The 
proposed irrigation pump station will provide the capacity for the irrigation 
demands of these areas and reduce the demand for domestic water. 

22.3 Will the proposed use be constructed, maintained and operated to be in harmony with 
existing or intended character of the general vicinity? 
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22.3.1 Hearing Examiner Finding: The facility will be located in an R-3 zoning 
district. The intended character of the general vicinity is residential; per 
Pasco Municipal Code (PMC) 25.65.010 the R-3 district is established to 
provide a medium density residential environment compliant with the 
Comprehensive Plan land use density table in PMC 25.215.015. 

22.3.2 Noise from running pumps is anticipated during the irrigation season after 
project completion. The project includes the installation of an 8' CMU block 
wall intended to block and reduce sound from leaving the site once the pump 
station is operational. A block face will be selected to complement the 
existing split face CMU block fence recently installed as a part of the 
adjacent subdivision improvements. 

22.3.3 Machinery will be cleaned and checked for leaks prior to working on the site. 
If a spill should occur, personnel will clean up the spill per established 
protocols and notify management. All chemicals will be properly handled 
and stored using spill containment 

22.4 Will the location and height of proposed structures and the site design discourage the 
development of permitted uses on property in the general vicinity or impair the value 
thereof? 
22.4.1 Hearing Examiner Finding: Per Pasco Municipal code (PMC) 

25.65.050(5)(a) the minimum setback for both structures and walls over 6 
feet in height in the R-3 zoning district is 20 feet in front yard areas, and 5 
feet for side yards. An 8' CMU block fence will be installed as a part of the 
completed project. A block face will be selected to complement the existing 
split face CMU block fence recently installed as a part of the adjacent 
subdivision improvements. The project 8' CMU block wall is intended to 
block sound from leaving the site once the pump station is operational. 

22.5 Will the operations in connection with the proposal be more objectionable to nearby 
properties by reason of noise, fumes, vibrations, dust, traffic, or flashing lights than 
would be the operation of any permitted uses within the district? 
22.5.1 Hearing Examiner Finding: Per PMC 9. 130.030 No person .. . shall create, 

continue, or cause to be created or continued, or allow to be created or 
continued, any public disturbance noise. "Public disturbance noise" means 
any sound which: 

22.5.2 (1) Is specifically included in, but not limited to, those listed in subsection 
(3) of this (section; or

22.5.3 (2) That unreasonably disturbs or interferes with the peace, comfort and 
repose of owners or occupants of real property and causes a noise complaint 
to be reported by two or more persons occupying separate residences, neither 
of which residences is within the same property boundary; 

22.5.4 Per PMC 9.130.040(2) the maximum allowable noise in a residential 
neighborhood is 55 dBA from 7:00 am to 10:00 pm and that maximum noise 
level is reduced 10 dBA to 45 dBA from 10:00 pm to 7:00 am. 

22.5.5 Noise from running pumps is anticipated during the irrigation season after 
project completion. An 8' CMU block fence will be installed as a part of the 
completed project. The project 8' CMU block wall is intended to block sound 
from leaving the site once the pump station is operational. 

SP 2023-009 
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22.5.6 If the CMU block fence does not sufficiently block or deaden the noise to 
acceptable levels, additional sound-reduction measures may be necessary for 
conformance. 

22.6 Will the proposed use endanger the public health or safety if located and developed 
where proposed, or in any way will become a nuisance to uses permitted in the 
district? 
22.6.1 Emergency services are not outside of the normal operations that are 

currently performed by the City of Pasco emergency services. Machinery 
will be cleaned and checked for leaks prior to working on the site. No 
chemicals are anticipated to be stored or used on site at completion of the 
project. If a spill should occur, personnel will clean up the spill per 
established protocols and notify management. All chemicals will be properly 
handled and stored using spill containment. 

22.6.2 Per Pasco Municipal code (PMC) 25.65.050(5) the minimum setback for 
both structures and walls over 6 feet in height in the R-3 zoning district is 20 
feet in front yard areas, and 5 feet for side yards. One purpose of these 
setbacks is to ensure adequate visibility of pedestrians, bicyclists, and 
vehicular traffic when conducting vehicles out of a garage or similar sight­
obscuring structure, over across the sidewalk, and entering the street." 

23. An open record public hearing after due legal notice was held November 8, 2023, with the
staff and the public appearing in person, and the Hearing Examiner appearing via Zoom
videoconference.

24. Appearing and testifying at the hearing was Steve Worley. Mr. Worley testified that he was
an agent authorized to appear and testify on behalf of the Applicant. Mr. Worley requested
that the last sentence of paragraph three, page three, under proposal in the staff report, be
deleted as there are no water rights. He indicated that a possession and use agreement has
already been executed. He stated the City understood and was aware of and will resolve set
back issues regarding road requirements and right-of-way width. He understood the issues
surrounding noise. He stated that all of the proposed Conditions of Approval were
acceptable.

25. No members of the public testified at the hearing.

26. The staff report, application materials, agency comments and the entire file of record were
admitted into the record.

27. Any Conclusion of Law that is more correctly a Finding of Fact is hereby incorporated as
such by this reference.

II. CONCLUSIONS OF LAW

1. The Hearing Examiner has been granted the authority to render this decision.

2. This project as conditioned is consistent with the Pasco Comprehensive Plan and Pasco
Municipal Code.

3. Any Finding of Fact that is more correctly a Conclusion of Law is hereby incorporated as
such by this reference.
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III. DECISION

Based on the above Findings of Fact and Conclusions of Law, the Hearing Examiner APPROVES

SP 2023-009 subject to the following Conditions of Approval. 

IV. CONDITIONS OF APPROVAL

All conditions imposed by this decision shall be binding on the applicant, which includes the owner 
or owners of the properties, heirs, assigns, and successors. 

1. The special permit shall apply to that portion of Parcel 115180075 herein specified, and any

subsequent subdivision(s) thereof.

2. The City of Pasco Public Works Department will coordinate with the property
owner/developer of the parcel to ensure the location of the irrigation pump station site does
not prohibit future residential development from conformance with municipal requirements,
such as setback requirements.

3. Upon development of the parent parcel, the property acquired for the irrigation pump station
project shall comprise sufficient property area to accommodate City of Pasco development
requirements including but not limited to necessary setbacks, and provision for necessary
utility easements. No structures, (including vaults, concrete pads, equipment, block
wall/fencing, etc.) may be located in the future utility easement.

4. Concrete pad, equipment, and block wall/fencing elevations shall be set to ensure reasonable
tie into a future roadway along the project frontage connecting to Broadmoor Boulevard.

5. The 8' wall cited above shall be constructed of an architectural split face CMU block.

6. All required frontage improvements for a future roadway fronting this project (such as asphalt
road, stormwater system, curb, gutter, sidewalk, landscaping, streetlights, etc.) will be
installed no later than the time of development of the surrounding parent parcel.

7. The Special Permit shall become null and void if a building permit is not obtained within 2
years of Special Permit approval.

Dated this JI,,_ day of November, 2023.

Absent a timely appeal, this Decision is final1 

1 See Ch. 36.70C RCW (establishing a 21 day appeal period to superior court, and setting forth necessary 
review contents, along with filing and service requirements). 
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Community Development Department   

PO Box 293, 525 N 3rd Ave, Pasco, WA 99301 

P: 509.545.3441 / F: 509.545.3499 

 

 

PUBLIC NOTICE 

Si necesita ayuda para entender este aviso o necesita más información, por favor llame al Departamento 

de Desarrollo Comunitario y Económico de la Ciudad de Pasco a 509-545-3441. 

A Public Hearing with the Hearing Examiner will be held on May 13th, 2026, at 6:00 pm 

Place: Council Chambers in Pasco City Hall at 525 N 3rd Avenue in Pasco Washington. 

Proposal: Applicant Brandon Lane, on behalf of the City of Pasco has applied for a Special Use Permit 

(SP2026-007) for the construction of an irrigation pump station. The project is located in the NE ¼ of the 

SE ¼ of Township 9, Range 29, Section 6; more specifically the NE corner of Parcel, (Parcel #115181188) 

Pasco, WA 99301. The site is bordered by Broadmoor Boulevard to the east, by Parcel #115180274 to the 

north, by a future home site to the west, and a future public local access street to the south. The 

intersection of Broadmoor Boulevard and Burns Road is approximately 2,000 feet to the south. The 

proposal is subject to regulations contained in the Pasco Municipal Code. 

Public Comment Period: Written comments must be submitted to the Community Development 

Department by 5:00 p.m. on May 13th, 2026, to be included in the Hearing Examiner’s packet. 

If you have questions or wish to provide written comments on the proposal, please contact the Planning 

Division at (509) 543-4143, by email at watkinse@pasco-wa.gov, by mail at 525 N. 3rd Avenue, 1st 

Floor (CED), Pasco, WA 99301, or in person at 525 N. 3rd Avenue, 1st Floor (CED), Pasco, WA 99301. 

Please note that only written comments submitted prior to the meeting will be accepted and included 

in the official record. Oral testimony provided during the meeting will also be accepted and entered 

into the record at that time. 

Estimated Date of the Decision: Hearing Examiner will render a Decision on the application within ten 

(10) working days of the public hearing. 

Prepared April 24, 2026, by: Erik Watkins, Planner I, PO Box 293 Pasco, WA 99301 (509) 544-4143 

  

The City of Pasco 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 the Community Development Department at (509) 545-3441 or TDD (509) 585-4425 at least 

ten days prior to the date of the meeting to make arrangements for special needs. 
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ATTENTION: Debra Barham
525 North Third Ave.
Pasco, WA 99301
edwardsn@pasco-wa.gov; cityclerk@pasco-wa.gov; shanksk@pasco-wa.gov;barragani@pasco-wa.
gov;zimmermans@pasco-wa.gov

AFFIDAVIT OF PUBLICATION
Account # Order Number Identification Order PO Cols Depth

35222 79.0L1.0SP2026-007 Barker HeightsLegal Ad - IPL0335348IPL0335348

PUBLIC NOTICE
Si necesita ayuda para entender este 
aviso o necesita más información, por 
favor llame al Departamento de De-
sarrollo Comunitario y Económico de 
la Ciudad de Pasco a 509-545-3441.
A Public Hearing with the Hear-
ing Examiner will be held on 
May 13th, 2026, at 6:00 pm
Place: Council Chambers in Pasco 
City Hall at 525 N 3rd Avenue in Pasco 
Washington.
Proposal: Applicant Brandon Lane, 
on behalf of the City of Pasco has 
applied for a Special Use Permit 
(SP2026-007) for the construction of 
an irrigation pump station. The proj-
ect is located in the NE ¼ of the SE 
¼ of Township 9, Range 29, Section 
6; more specifically the NE corner of 
Parcel, (Parcel #115181188) Pasco, 
WA 99301. The site is bordered by 
Broadmoor Boulevard to the east, by 
Parcel #115180274 to the north, by 
a future home site to the west, and a 
future public local access street to the 
south. The intersection of Broadmoor 
Boulevard and Burns Road is approx-
imately 2,000 feet to the south. The 
proposal is subject to regulations con-
tained in the Pasco Municipal Code.
Public Comment Period: Written 
comments must be submitted to the 
Community Development Department 
by 5:00 p.m. on May 13th, 2026, 
to be included in the Hearing Examin-
er’s packet.
If you have questions or wish to pro-
vide written comments on the propos-
al, please contact the Planning Divi-
sion at (509) 543-4143, by email at 
watkinse@pasco-wa.gov, by mail 
at 525 N. 3rd Avenue, 1st Floor 
(CED), Pasco, WA 99301, or in 
person at 525 N. 3rd Avenue, 1st 
Floor (CED), Pasco, WA 99301. 
Please note that only written 
comments submitted prior to 
the meeting will be accepted 
and included in the official re-
cord. Oral testimony provided 
during the meeting will also be 
accepted and entered into the 
record at that time.
Estimated Date of the Decision: 
Hearing Examiner will render a Deci-
sion on the application within ten (10) 
working days of the public hearing.

Prepared April 24, 2026, by: Erik Wat-
kins, Planner I, PO Box 293 Pasco, WA 
99301 (509) 544-4143

The City of Pasco welcomes full par-
ticipation 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 
the Community Development Depart-
ment at (509) 545-3441 or TDD (509) 
585-4425 at least ten days prior to the 
date of the meeting to make arrange-
ments for special needs.
IPL0335348
Apr 29 2026

COUNTY OF BENTON) 
SS
STATE OF WASHINGTON) 
the undersigned, being duly sworn, deposes and says, I am the Legals 
Clerk of The Tri-City Herald, a daily newspaper. That said newspaper 
is a local newspaper and has been approved as a legal newspaper by 
order of the superior court in the county in which it is published and it 
is now and has been for more than six months prior to the date of the 
publications hereinafter referred to, published continually as a daily 
newspaper in Benton County, Washington. That the attached is a true 
copy as it was printed in the regular and entire issue of the Tri-City 
Herald and not in a supplement thereof, and that said newspaper was 
regularly distributed to its subscribers during all of this period.

1.0 insertion(s) published on: 
04/29/26 Print

Sworn to and subscribed before 
me on

McClatchy
The Beaufort Gazette
The Belleville News-Democrat
Bellingham Herald
Centre Daily Times
Sun Herald
Idaho Statesman
Bradenton Herald
The Charlotte Observer
The State
Ledger-Enquirer

The Modesto Bee
The Sun News - Myrtle Beach
Raleigh News & Observer
Rock Hill | The Herald
The Sacramento Bee
San Luis Obispo Tribune
Tacoma | The News Tribune
Tri-City Herald
The Wichita Eagle
The Olympian

Durham | The Herald-Sun
Fort Worth Star-Telegram
The Fresno Bee
The Island Packet
The Kansas City Star
Lexington Herald-Leader
The Telegraph - Macon
Merced Sun-Star
Miami Herald
El Nuevo Herald

Print Tearsheet Link

Marketplace Link
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PUBLIC NOTICE
Si necesita ayuda para entender este 
aviso o necesita más información, por 
favor llame al Departamento de De-
sarrollo Comunitario y Económico de 
la Ciudad de Pasco a 509-545-3441.
A Public Hearing with the Hear-
ing Examiner will be held on 
May 13th, 2026, at 6:00 pm
Place: Council Chambers in Pasco 
City Hall at 525 N 3rd Avenue in Pasco 
Washington.
Proposal: Applicant Brandon Lane, 
on behalf of the City of Pasco has 
applied for a Special Use Permit 
(SP2026-007) for the construction of 
an irrigation pump station. The proj-
ect is located in the NE ¼ of the SE 
¼ of Township 9, Range 29, Section 
6; more specifically the NE corner of 
Parcel, (Parcel #115181188) Pasco, 
WA 99301. The site is bordered by 
Broadmoor Boulevard to the east, by 
Parcel #115180274 to the north, by 
a future home site to the west, and a 
future public local access street to the 
south. The intersection of Broadmoor 
Boulevard and Burns Road is approx-
imately 2,000 feet to the south. The 
proposal is subject to regulations con-
tained in the Pasco Municipal Code.
Public Comment Period: Written 
comments must be submitted to the 
Community Development Department 
by 5:00 p.m. on May 13th, 2026, 
to be included in the Hearing Examin-
er’s packet.
If you have questions or wish to pro-
vide written comments on the propos-
al, please contact the Planning Divi-
sion at (509) 543-4143, by email at 
watkinse@pasco-wa.gov, by mail 
at 525 N. 3rd Avenue, 1st Floor 
(CED), Pasco, WA 99301, or in 
person at 525 N. 3rd Avenue, 1st 
Floor (CED), Pasco, WA 99301. 
Please note that only written 
comments submitted prior to 
the meeting will be accepted 
and included in the official re-
cord. Oral testimony provided 
during the meeting will also be 
accepted and entered into the 
record at that time.
Estimated Date of the Decision: 
Hearing Examiner will render a Deci-
sion on the application within ten (10) 
working days of the public hearing.

Prepared April 24, 2026, by: Erik Wat-
kins, Planner I, PO Box 293 Pasco, WA 
99301 (509) 544-4143

The City of Pasco welcomes full par-
ticipation 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 
the Community Development Depart-
ment at (509) 545-3441 or TDD (509) 
585-4425 at least ten days prior to the 
date of the meeting to make arrange-
ments for special needs.
IPL0335348
Apr 29 2026

Page 114 of 142



Page 115 of 142



Page 116 of 142



Page 117 of 142



Page 118 of 142



Page 119 of 142



Pa'Sco 
Community Development Department

PO Box 293,525 N 3rd Ave, Pasco, WA 99301 

P: 509.545.3441 / F: 509.545.3499 

DETERMINATION OF NON-SIGNIFICANCE 

(Optional DNS Process) 

Issuance Date: 2 November 2023 

Project Name: Barker Heights Irrigation Pump Station in an R-3 Rezone 

Project Number: SEPA 2023-043/SP 2023-009 

Proponent: 

Applicant: 

City of Pasco Public Works Department 

c/o Brian Cartwright, CIP Project Manager 

525 N 3rd Avenue 

Pasco WA 99301 

City of Pasco Public Works Department 

c/o Brian Cartwright, CIP Project Manager 

525 N 3rd Avenue 

Pasco WA 99301 

Description of Proposal: Locate an open-air irrigation pump station in an R-3 (Medium-Density 

Residential) Zoning District 

Location of Proposal: Located at the northeast corner of Parcel 115180075. The site is bordered 

by Broadmoor Boulevard to the east, by Parcel 115180274 to the north, by a 

future home sites to the west, and a future public local access street to the 

south. The intersection of Broadmoor Boulevard and Burns Road is 

approximately 2,000' south of the site. 

Lead Agency: City of Pasco 

The City of Pasco, acting as lead agency for this proposal, has determined that it does not 

have a probable significant adverse impact on the environment. An environmental impact 

statement (EIS} is not required under RCW 43.21C.030(2)(c). This decision was made after 

review of a completed environmental checklist and other information on file with the lead 

agency. This information is available to the public on request. This DNS is issued after 

using the optional DNS process in WAC 197-11-355. There is no further comment period 

on the DNS. Appeals must be filed within 10 days of this determination. 
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J. 

Address: PO Box 293, Pasco, WA 99301-0293 

Phone: (509) 545-3441 

Appeals: You may appeal this mitigated determination of non-significance by submitting 

an appeal to the address below no later than 10 days from issuance. The appeal must be 

in written form, contain a concise statement of the matter being appealed and the basic 

rationale for the appeal. A fee is required per the City's Fee Resolution. Please note that 

failure to file a timely and complete appeal shall constitute a waiver of all rights to an 

administrative appeal under City code. All comments or appeals are to be directed to the 

City of Pasco Planning Department, PO Box 293, Pasco, WA, 99301, Attn: Jacob Gonzalez. 
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REPORT TO THE HEARING EXAMINER 
City Hall – 525 North Third Avenue – Council Chambers 
WEDNESDAY May 13 2026 
6:00 PM 
 

 

1 
 

 
MASTER FILE #: SP 2026-005 
 
PROPONENT: Casa Vina LLC 
 5960 Burden Blvd 
 Pasco, WA 99301 
 
APPLICANT: Baba Properties LLC 
 5960 Burden Blvd 
 Pasco, WA 99301 
 
REQUEST:   Special Permit: To develop an event space which the City of Pasco 

municipal code classifies as a dance hall/ nightclub a 5960 Burden 
Blvd. 

 

Timeline: 

April 16, 2026 Application Submitted 

April 23, 2026 Application Deemed Complete 

April 29, 2026 Notice of Public Hearing for SP2026-005 scheduled for May 13, 2026, was 

posted on the City of Pasco website, published in the Tri-City Herald 

Newspaper, and mailed to properties owners within 300 feet of the 

proposal. 

May 6, 2026 Public Hearing Staff Report Published 

 

BACKGROUND 

1) PROPERTY DESCRIPTION:  

  
Abbreviated Legal: N466.7' OF W466.7' OF NE4 15-9-29 TOG W/ESMT FOR I/E OVER N30' OF NW4 
SD SEC AND LESS N59' OF W466.7' OF NE4 FOR RD  
Site Location: 5960 Burden Blvd. (Parcel# 117340011), Pasco, WA 99301 
Property Size: 4.39 acres (190,938.12 Square Feet).  
 

2) ACCESS: The site is currently accessed from two driveways off of Burden Blvd to the north.  

3) UTILITIES: Municipal water is available in Burden Blvd to the north. Municipal sewer is available in Burden 
Blvd to the north. The site is currently served by both municipal water and sewer. 
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4) LAND USE AND ZONING: The property is zoned C-1 (Retail Business) and is currently developed with a 
two-story building, the upper story is a dentist’s office, the proposed use will be on the ground floor. 
Surrounding properties are zoned and developed as follows: 

 

Direction Zone Current Development 

North R-1 & C-1 Single Family Dwellings & 
Retail / Medical business 

East R-1 Single Family Dwellings 

South R-1 Single Family Dwellings & 
Natural Gas Pipeline 
infrastructure 

West R-T HAPO Sports Complex 

 
 

5) COMPREHENSIVE PLAN: The Comprehensive Plan designates the location as “Commercial” the 
commercial designation supports neighborhood, community and regional shopping and specialty 
centers, business parks, service and office uses, which is in line with the commercial nature of the 
proposal. 

6) ENVIRONMENTAL DETERMINATION: The Special Permit is exempt from SEPA due to the project meeting 
exemption requirements of WAC 197-11-800(6)(b). 

BACKGROUND 

Request 

The applicant proposes developing an event space, which the City of Pasco municipal code classifies as a 
dance hall/ night club, on the ground floor of 5960 Burden Blvd., a two-story building.   

Site 

The site has been developed a dentist’s office on the upper floor, and previously a specially permitted winery 
(SP2002-017) on the lower floor. The winery was conditioned to be personal to the applicant and has ceased 
operations; therefore SP2022-017 is void. The current building is approximately 2,800 sq.ft. in size and has a 
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lower level that is accessed by a garage door. The building currently houses a dentist’s office. The parcel is 
approximately 4.37 acres in size. The site currently has a parking lot with +/- 19 parking spaces. 

History 

The site was annexed into the City on January 5, 1981, with Ordinance #2388. The site was originally assigned 
the R-T zoning designation in 1981 as a part of the annexation process. The site was rezoned from R-T 
(Residential Transition) to C-1 (Retail Business) in 1995 with Z1995-003 (Ordinance #3080). 

Special Permit 2002-017 was approved on 8/15/2002 allow for a winery on the property. This Special Permit 
was personal to the applicant and after operations ceased at the end of 2025 SP2002-017 is void. 

A gazebo was permitted in the rear yard of the property in 2004. 

The upper floor was permitted as a dentist’s office in 2024. 

Land Use Regulations 

Per Pasco Municipal Code (PMC) 25.100.040(6) Dance halls and / or Nightclubs require a special permit. 

Per PMC 25.195.020(6) the Hearing Examiner has the authority to make decisions on Land Use Decisions 

described in PMC 2.50.080, such as special permits. 

STAFF FINDINGS OF FACT 

1) An application was submitted on April 16, 2026. 
2) Notice of the public hearing was posted on the City of Pasco website, published in the Tri-City Herald, 

and mailed to properties within 300 feet of proposal on April 29, 2026.  
3) The proposed site is Parcel # 117340011 in Pasco, WA. 
4) The site is zoned C-1 (Retail Business). 
5) The site was developed as a winery in 2002, operation of the winery ceased, therefor the special permit 

personal to the applicant is void. 
6) The site was partially redeveloped into a dentist’s office in 2024. 
7) Applicant proposes to develop an event space that the city of Pasco classifies as a dance hall/ night club. 
8) Dance hall / Nightclubs are considered a “Conditional Use” within the C-1 zoning district.  
9) Conditional uses in the C-1 zoning district may be permitted through the Special Permit process. 

 

TENTATIVE CONCLUSIONS BASED ON FINDINGS OF FACT 

As per PMC 25.200.080, Upon conclusion of the open record hearing, the Hearing Examiner shall make and 
enter findings from the record and conclusions thereof as to whether or not: 

(1) The proposal is in accordance with the goals, policies, objectives, maps and/or narrative text of the 
Comprehensive Plan; 

Policy ED-2-B: Encourage development of a wide range of commercial and industrial uses strategically located 
near major transportation corridors or facilities and in close proximity to existing or proposed utility 
infrastructure while supporting local and regional needs. 

Goal LU-6: Encourage distinctive quality community and regional commercial and industrial developments 
that support the city’s overall development goals. 

Policy LU-6-A: Encourage commercial and higher-density residential uses along major corridors and leverage 
infrastructure availability. 

(2) The proposal will adversely affect public infrastructure; 
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Access to the site is currently established off Burden Blvd. City water is available to the site from Burden Blvd. 
Currently the site is served by City utilities, including water and sewer. Burden Blvd is listed in the City of 
Pasco’s Transportation System Master Plan (TSMP) as a minor arterial.  Minor Arterials are designed to collect 
trips from lesser classified streets and facilitate the travel to major collectors, highways, and interstates.  The 
additional trips from this proposed event space is unlikely to impact this classified road. The proposed event 
space does not appear to place more of a burden on utilities than other permitted uses in the C-1 (Retail 
Business) district. As such staff finds the proposed use will not increase the need for infrastructure 
improvements and is unlikely to adversely impact the existing infrastructure. 

(3) The proposal will be constructed, maintained and operated to be in harmony with the existing or 
intended character of the general vicinity; 

The properties in the general vicinity are a mixture of residential, commercial, and recreational uses. 
Properties to the north, east, and south of the proposal are single family dwellings within residential 
neighborhood, as well as insurance and dental offices along Burden Blvd to the Northwest. Additionally, to 
the south is a utility access shed for the natural gas pipeline that runs roughly northeast to southwest along 
the eastern boundary of the property. Properties to the west of the proposal have been developed into a 
sports complex which includes soccer fields, baseball stadium, and practice facilities. Burden Blvd is a minor 
arterial, and the City of Pasco’s Comprehensive Plan Land Use Policy 6-A encourages commercial and higher 
density residential uses along major transportation corridors. The property is currently screened along the 
eastern and southern boundaries with a chain link fence that has privacy slats. This screening is between the 
residential single-family dwellings and the proposed use. The western boundary of the site is raised 
approximately 11 feet from the soccer fields that abut the property.  

Operation of the proposal may interfere with the harmony of the general vicinity, as it may produce excess 
noise from guests wandering the grounds, loud music, or hours of operations. These possible interferences to 
the harmony of the general vicinity will be addressed with conditions included later in this staff report. Staff 
finds that the proposed dance hall, as conditioned, would be in harmony with the mixed commercial, 
residential, and recreational character of the area. 

(4) The location and height of proposed structures and the site design will discourage the development of 
permitted uses on property in the general vicinity or impair the value thereof;  

The proposed dance hall will be subject to the Pasco Municipal Code. The proposal does not intend to develop 
or significantly alter any structures on the property. The height of the primary structure and the gazebo are 
currently in compliance with the Pasco Municipal Code. The site is designed to allow access to a gazebo as 
well as the property. The development of the proposal is unlikely to impair the value of the surrounding 
properties as the previously specially permitted winery had been approved and was operational when the 
neighboring properties were developed. As a specially permitted use was on the property at the time of 
development, its existence would have factored into the value of the neighboring residential properties when 
they were developed. Additionally, the neighboring properties have been developed, and it is unlikely to see 
an impact from the proposal as the development currently exists. 

The proposal, as conditioned, will not discourage development of permitted uses on property in the general 
vicinity or impair their value as the building will meet Pasco Municipal Code Standards. 

 

(5) The operations in connection with the proposal will be more objectionable to nearby properties by 
reason of noise, fumes, vibrations, dust, traffic, or flashing lights than would be the operation of any 
permitted uses within the district;  

Examples of permitted uses in the C-1 (Retail Business) district include but are not limited to: Automobile 
detail shops and automobile rental or leasing, hotels and motels, car washes, and restaurants. The permitted 
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uses in the C-1 district listed above may produce more noise, fumes, vibrations, dust, traffic, and flashing lights 
than is expected to be produced by event space. However, the proposal will require conditions to mitigate the 
potential impacts from likely objectionable factors. Noise, flashing lights, and traffic are the likeliest of the 
listed objectionable factors to come from the proposal. Noise emitted from parties, weddings, etc… may be 
more objectionable to nearby properties than other permitted uses in the zone. Permitted uses within the C-
1 zoning district include restaurants and auto detail shops, which can also produce noise that may be 
objectionable to nearby properties. Pasco Municipal Code (PMC) Chapter 9.130 regulates noise within the 
city, and has specific provisions for noise generated by commercial uses on residential property, hours of 
permitted noise, and decibel limits for noise intruding onto residential property from commercial [property. 
As this proposal is likely to generate noise it will be conditioned to follow PMC 9.130. PMC Chapter 12.32 
regulates outdoor lighting within the city; this proposal will be conditioned to follow this chapter of the 
municipal code. The Institute of Transportation Engineers (ITE) Trip Generation Manual calculates the average 
pm peak hour trips for a wine tasting room at 28 vehicle trips for a 2,800 sq. ft. building, a walk in dental 
office generates 13 vehicle trips for a 2,800 sq. ft. building. On average a dance hall generates 18 pm peak 
hour trips for a 2,800 sq.ft. building. As outlined in the ITE the average pm peak hour trips generated by the 
proposal shall be less than the average pm peak hour trips as were previously permitted on site with the 
Winery. Therefore, staff finds the traffic produced from the proposed use to not be more objectionable than 
the operation of any other permitted use in the C-1 district. The site currently has 19 parking spaces; this will 
be conditioned to meet current standards in the Pasco Municipal Code chapter 25.185. The traffic from this 
number of guests may be objectionable to nearby properties and will be conditioned to be no more 
objectionable the other permitted uses within the C-1 District.  

Fumes, vibrations, and dust are unlikely to be generated from this proposed event space in a manner that 
would be more significant than other uses in the C-1 district.  

Staff finds that, as conditioned, the proposal will not be more objectionable to nearby properties than the 
operation of any permitted use within the district. 

(6) The proposal will endanger the public health or safety if located and developed where proposed, or in 
any way will become a nuisance to uses permitted in the district. 

The City of Pasco identifies Burden Blvd as a minor arterial in the Transportation System Master Plan (TSMP). 
To the west of the proposal along Burden Blvd there is a sports complex and minor league baseball stadium 
as well as commercial development, to the east of the proposal is single- family residential. Properties to the 
west are zoned R-t and C-1, where properties to the east are zoned R-1(Low Density Residential). Uses 
permitted in the C-1 district are generally more intensive and present greater potential impacts to public 
health and safety than the proposed conditionally permitted use. 

The previously approved Special Permit (SP202-017) was for a winery. The Pasco Municipal Code defines a 
winery as a facility designed for crushing, pressing, fermenting, bottling and cellaring wine for retail and 
wholesale purposes. The nuisances produced from the wine making process, and the shipping or commercial 
sale of wine that was previously permitted on the property when the neighboring residential properties were 
developed. 

The proposal, as conditioned, will not endanger public health or safety, nor will it become a nuisance in the 
proposed location. 

The proposal must comply with all relevant provisions of the Pasco Municipal Code, including outdoor lighting 
and noise regulations. Any violations would trigger enforcement and corrective action. The use will also 
undergo periodic reviews to ensure ongoing compliance with all permit conditions. 
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1) The special permit shall apply to 5960 Burden Blvd. (Parcel# 117340011) and any subsequent subdivision 

thereof. 

2) All lighting shall be directed downward and shielded in such a way that no light from the development 

encroaches onto another property, per Pasco Municipal Code 12.32. 

3) Indoor lighting shall be screened so as to not encroach onto another property. 

4) Noise from the property shall not exceed the maximums allowed by Pasco Municipal Code 9.130. 

5) Hours of operation shall be no earlier than 7am and no later than 10pm. 

6) The parking area shall be revised to meet current standards in Pasco Municipal Code 25.185. 

7) The site plan shall be developed in substantial conformity to the Special Use Permit application, site plan 

and any building plans submitted. 

8) Any modification or change in the nature, character or intensity of the use may require additional review 

and/or Special Use Permits. 

9) Applicant shall adhere to all Federal, State and City zoning, building, fire, and safety codes. 

RECOMMENDATION 

Staff recommends approval of a Special Use Permit located at Parcel # 117340011 to allow for a dance hall/ 
night club with conditions as herein proposed. 
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