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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/2ac97dda-2d74-435a-986b-
cee89f1e21a0@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 
 
2 - 20 (a) SP2026-003      General Contractors’ Yard at 1948 N 4th Ave 

The applicant proposes developing a portion of the 2.46-acre lot 
into a contractor’s plant or storage yard. The proposed 
development is on a parcel within 300’ of a residential district. 
   

 
 4. ADJOURNMENT 
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MASTER FILE #: SP 2026-003 
 
PROPONENT: Paul & Sara Little 
 2220 Road 80 
 Pasco, WA 99301 
 
APPLICANT: RJH Commercial Ventures 
 C/O Karen Walton 
 2644 Harris Ave 
 Richland, WA 99354 
 
REQUEST:   Special Permit: To develop a contractor’s plant or storage yard 

within 300’ of a residential district.  

 

Timeline: 

March 12, 2026 Application Submitted 

March 23, 2026 Application Deemed Complete 

March 25, 2026 Notice of Public Hearing for SP2026-002 scheduled for April 8, 2026, was 

posted on the City of Pasco website, published in the Tri-City Herald 

Newspaper, and mailed to properties within 300 feet of the proposal. 

April 1, 2026 Public Hearing Staff Report Published 

 

BACKGROUND 

1) PROPERTY DESCRIPTION:  

  
Abbreviated Legal: BUCKS SUBDIV LOTS 9 TO 19  
Site Location: 1948 N 4th Ave. (Parcel# 113452185), Pasco, WA 99301 
Property Size: 2.46 acres (107,518.46 Square Feet).  
 

2) ACCESS: The site is currently accessed from N 4th Ave to the east.  

3) UTILITIES: Municipal water is available in N 4th Ave to the east, N 5th Ave to the west, and within a utility 
easement that bisects the property. Municipal sewer is available in N 5th Ave to the west, and within an 
alleyway/ utility easement to the north. The site is currently served by both municipal water and sewer. 

4) LAND USE AND ZONING: The property is zoned C-3 (General Business) and is currently developed with 
a towing and autobody shop. Surrounding properties are zoned and developed as follows: 
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Direction Zone Current Development 

North C-3 and C-1 Manufactured home park & 
automotive repair businesses 

East C-1 and I-1 Manufacturing business, gas 
station & multi-family dwelling 

South C-3 and C-1 Single and multi-family 
dwellings and commercial uses 

West R-1 Single family dwellings 

 
 

5) COMPREHENSIVE PLAN: The Comprehensive Plan designates the location as “Low Density Residential” 
and “Commercial”. The low-density residential designation supports a variety of residential housing at a 
density of 3 to 6 dwelling units per acre. Which is not in line with the current zoning nor the proposal, 
however 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 a portion of the 2.46-acre lot into a contractor’s plant or storage yard. 
The proposed development is on a parcel within 300’ of a residential district.  

Site 

The site has been developed as an autobody shop and towing yard. The current building which houses an 
office, autobody painting and auto repair facility is approximately 18.660 sq.ft. in size. In addition, the 
applicant intends to operate a construction and restoration company out of the existing building. The current 
building will be used as a warehouse space, and for restoration purposes. The site has traditionally housed 
multiple vehicles outside as well as auto parts for restoration or recycling. The site is currently surfaced with 
compacted gravel and asphalt. The site currently has a parking lot with +/- 33 parking spaces. 

History 

The site was annexed into the City on March 15, 1949, with Ordinance #0649. A zoning determination for this 
annexation is not readily available due to the age of the annexation. The site was rezoned from C-1 (Retail 
Business) to C-3 (General Business) in 2004 with Z2004-089. 

Special Permit 2004-090 was approved on 10/04/2026 to allow for an autobody shop on the property.  

Special Permit 10-007 was approved on 05/03/2010 to allow for the expansion of the autobody shop and to 
allow for automotive repair work on the property.  

Land Use Regulations 

Per Pasco Municipal Code (PMC) 25.100.040(4) Contractor’s plant or storage yard within 300 feet of a 

residential district requires a special permit. 

Per PMC 25.195.020(6) the Hearing Examiner has the authority to make decisions on Land Use Decisions 
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described in PMC 2.50.080, such as special permits. 

STAFF FINDINGS OF FACT 

1) An application was submitted on March 12, 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 March 25, 2026.  
3) The proposed site is Parcel # 113452185 in Pasco, WA. 
4) The site is zoned C-3 (General Business). 
5) The site has been developed as an autobody / auto repair shop since 2004. 
6) Applicant proposes to develop a contractor’s plant or storage yard. 
7) The proposed use is within 300’ of a residential district. 
8) Contractor’s plants or storage yards are considered a “Conditional Use” when within 300’ of a residential 

district within the C-3 zoning district.  
9) Conditional uses in the C-3 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; 

Access to the site is currently established off N 4th Avenue. Utilities are available on site and have been 
designed and constructed to accommodate current uses. The proposed contractor’s storage yard does not 
appear to place more of a burden on utilities than the established autobody and auto repair shop currently 
operating on the property. 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 industrial uses. Properties 
to the north, east, and south of the proposal bordering N 4th Ave include a manufacturing business, a gas 
station, autobody shop, several apartment complexes, a manufactured home park, and a bakery. Properties 
to the east of the proposal have been developed as single family dwellings. North 4th Ave is a principal arterial, 
and the City of Pasco’s Comprehensive Plan Land Use Policy 6-A encourages commercial and higher density 
residential uses along major corridors. An existing solid concrete block wall exists on the property facing N 5th 
Ave to the east, but the solid fence has a chain link gate on the northeast corner of the property. The concrete 
block fence appears to be between 6 and 7 feet in height, which will limit noise and visual disturbance from 
the property as it is a solid barrier between the residential district and the commercial use. There is a gate in 
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the northwestern corner of the lot that lessens the mitigations provided by the solid concrete block fence. 
After speaking with the applicant, they have requested to keep the gate as an emergency exit. Therefore as a 
condition of approval the existing gate will need to be modified into a solid gate and be labelled as a means 
of emergency egress only. Maintenance and operation of the proposed contractor’s yard may interfere with 
the harmony of the general vicinity, as it may produce excess noise from the movement and storage of 
product, hours of operations, or unpleasant sights from material storage or stockpiles. 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 contractor’s yard, as conditioned, would be in harmony with the 
mixed commercial, residential, and industrial character of the existing 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 contractor’s yard will be subject to the Pasco Municipal Code. The proposed contractor’s yard 
requires the storage of materials outside the existing structures. The location and height of the material 
storage within the proposal may change as necessitated by the commercial interest of the applicant. If the 
current or future applicants wish to change the nature of the proposed special permit or add buildings/ land 
area/ conditionally permitted uses, a new special permit will be required. The proposed contractor’s yard will 
be limited to the area of Parcel No. 113452185. The height of the storage of any materials will be conditioned 
so as not to discourage the development of permitted uses on property in the general vicinity. The application, 
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-3 (General Commercial) district include but are not limited to: Heavy 
machine sales and service; warehouses; service stations; wholesale businesses; and contractors plant or 
storage yard, provided such plant or yard is more than 300 feet from a residential district. The permitted uses 
in the C-3 district listed above may produce more noise, fumes, vibrations, dust, traffic, and flashing lights 
than is expected to be produced by proposed contractor’s yard. However, as the proposed contractor’s yard 
is within 300’ of a residential district it will require conditions to mitigate the potential impacts from likely 
objectionable factors. Noise, dust, and traffic are the likeliest of the listed objectionable factors to come from 
a contractor’s yard. additional traffic to the site may cause additional noise and dust by bringing material in 
or taking it from the site. Noise may also come from the movement of the material around the site. Pasco 
Municipal Code chapter 9.130 regulates noise within the city, this proposal will be conditioned to follow this 
chapter of the municipal code. Dependent upon materials stored at the site dust may migrate to adjacent 
properties.  Objectionable factors related to dust and traffic will be conditioned in this permit to limit their 
interference to nearby properties.      

Flashing lights, vibrations, and fumes are unlikely to be generated from a contractor’s yard in a manner that 
would be more significant than other uses in the C-3 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. 

N 4th Ave is a principal arterial where the City of Pasco intends to focus commercial development. The corridor 
includes a mix of commercial and industrial uses, with portions zoned I-1 Light Industrial. Uses permitted in 
the I-1 district are generally more intensive and present greater potential impacts to public health and safety 
than the conditionally permitted use. 

The C-3 district allows contractor plants and storage yards outright when located more than 300 feet from a 

Page 5 of 20



 
 
                                                 

5 
 

residential district. As conditioned, the proposed contractor’s yard at 1948 N 4th Ave will not endanger public 
health or safety. It is not expected to create a nuisance, as the same use is permitted outright, without special 
conditions, in the C-3 district when sufficiently separated from residential zoning. In this particular case, the 
determining factor for requiring a special permit is proximity to another zoning district, not the nature of the 
use itself. 

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. 

 

APPROVAL CONDITIONS 

1) The special permit shall apply to 1948 N 4th Ave. (Parcel# 113452185) 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. 

3) No materials shall be stored in any manner that is 15’ in height or greater. 

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 property shall be screened on all sides in accordance with Pasco Municipal Code 25.180.040, the 

existing gate on the northwestern corner shall be converted into a solid gate, and be labelled as an 

emergency exit. 

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 # 113452185 to allow for a contractor’s 
plant or yard within 300’ of a residential district with conditions as herein proposed. 
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