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This memorandum includes findings from an evaluation of the Benton City and City of 
Richland UGA boundary change applications, and incorporates relevant draft population, 
land capacity and contextual information received from the cities and their planning 
documents.  The County expects the record for each city’s legislative action will show, 
upon final adoption, how each city approached the requirements for producing housing 
analyses and land-capacity analyses.  For this analysis, draft planning documents were 
used in evaluating the UGA applications within the larger County context. 

Summary Analysis and Findings 
 
White Bluffs Consulting has reviewed the proposed revisions to the Benton City and City of 
Richland UGA boundaries, together with measures of capacity among the cities/UGAs in 
the County, and finds the revisions are needed and necessary to accommodate the urban 
growth projected for the 20-year planning period. In reaching this determination, the 
evaluation considered the following for each jurisdiction: 

• land capacity 
• population projections 
• housing allocations 
• existing and planned infrastructure 
• utility availability 
• transportation facilities 
• environmental constraints, and  
• the ability to provide public facilities and services during the planning horizon. 

 
The evaluation also considered the GMA’s new climate-planning requirements, including 
the relationship between UGA location, transportation access, vehicle miles traveled, and 
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greenhouse gas emissions. The following sections summarize the Benton City and 
Richland proposals before presenting the supporting countywide and city-specific 
analysis. 

Benton City UGA Application Summary 

Benton City proposes adding approximately 54.65 acres to its UGA, including: 
1. A 33.61-acre infill area within the central portion of the city. 

2. An approximately 17.51-acre area southwest of the city consisting of WDFW-owned 
property and Kiona Irrigation District right-of-way that would remain largely 
undeveloped. 

3. Approximately 3.53 acres of additional residential development area. 

The City is providing urban services, including water, sewer, roadway access, and park 
maintenance, to portions of the WDFW property despite its current location outside the 
UGA. Bringing this area into the UGA would align service responsibilities with jurisdictional 
boundaries. 

Portions of Benton City's existing UGA consist of a fully developed manufactured-home 
park with limited redevelopment potential. This area contributes little additional growth 
capacity but remains within the UGA because future utility service obligations may still 
arise if existing systems fail. 

The City's analysis concludes that the proposed expansion is necessary to meet its 20-year 
population and housing allocations. Utilities and major roadway facilities already serve, or 
are immediately adjacent to, the proposed expansion areas and can be extended through 
existing service arrangements where necessary. (See Benton City's UGA proposal received 
January 28, 2026 for additional detail (Attachment A). 

City of Richland UGA Application Summary 

Richland proposes removing approximately 140 acres of permanently preserved open 
space on Badger Mountain from the UGA and adding approximately 444 acres in several 
locations, producing a net UGA increase of 304 acres. Stating the gross additions, removal, 
and net change separately clarifies the acreage summarized below. 

The City proposes adding lands that: 

• Are already planned to develop at urban densities. 
• Include approximately 190 acres currently designated Rural Remote that would be 

incorporated as recreation land without residential development. 
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• Include approximately 254 acres currently designated Rural Transition that is 
intended for urban residential development consistent with surrounding 
development patterns and a future school complex previously counted as 
development capacity. 
 
 

The proposal partially offsets growth that otherwise could occur in the unincorporated 
County and directs that growth into areas served by urban infrastructure. The City's 
analysis demonstrates that these lands are needed to accommodate allocated population 
growth and housing needs through the planning period. The analysis further demonstrates 
that utilities and major arterial roadways are already available to serve the proposed 
expansion areas.  (See Richland's UGA proposal received November 26, 2025 for additional 
detail (Attachment B). 

Rationale Summary  

Table 1 summarizes each proposed UGA change, identifies its acreage, and states the 
principal planning rationale. It distinguishes gross additions and removals from each 
jurisdiction’s net acreage change. 

 
Table 1 – Net Acreage Changes 

UGA Changes Acres Rationale 
Benton City 
- Residential + 37.14 Provides acreage for infill housing 

needed to meet housing allocation in an 
area near existing utilities and city 
services.  Provides ability to serve 
localized housing need would save VMT 
vs. available lands in other areas such as 
West Richland. 

- Parks/Open Space +17.51 Site has existing urban services, 
including water, sewer, roadway access, 
and park maintenance. 

Subtotal +54.65  
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Richland   

- Harvest Ridge / Harvest 
Ridge Addition 

+174 Harvest Ridge (53 acres) and addition 
(121 acres) provide compatible housing 
infill; proximity to school site, services, 
and jobs supports reduced VMT. 

- Future KSD School 
Location 

+80 Large-scale school site serving planned 
urban growth; adjacent housing and 
available utilities/arterials support 
coordinated services and shorter school 
trips. 

- Recreation +190 Large scale recreation facility site near 
housing and Richland/Kennewick job 
centers; existing freeway access and 
planned multimodal improvements; 
shorter local trips and reduced out-of-
region travel. 

-      Open Space  
 

-140 Protected open space removed from 
UGA; 

Subtotal +304 270 acres (60.8% of UGA additions are 
for school/recreation facilities with 
unique siting considerations; remaining 
174 acres for housing near facilities and 
area jobs. 

TOTAL +358.65  
 
 
General Considerations: Capacity and Housing Targets 
 
Each jurisdiction has worked during the past two years to update its comprehensive plan 
and development regulations. The cities and County have also developed climate 
elements through a regionally coordinated process. Each jurisdiction’s update must be 
consistent with the Countywide Planning Policies, as updated by Resolution 2026-111 and 
Ordinance No. 664, dated February 24, 2026. 

Table 2 shows the population projection for the total County and for each jurisdiction.  The 
County is expected to increase in total by more than 71,000 through 2046, with city 
populations increasing approximately 1,500 to 25,000. 
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Table 2 - Population Growth through 2046 in Benton County  

Jurisdiction  2020 Population  2046 Population  Population Growth 
(2020-2046)  

Benton City  3,479  4,985  1,506  

Kennewick  83,921  108,989  25,068  

Prosser  6,062   8,292   2,230  

Richland  60,560   82,448   21,888  

West Richland  16,295   26,387   10,092  

Unincorporated  36,556  47,355  10,799  

Total  206,873  278,456  71,583  
Source: BERK, 2025 based on Commerce HAPT.  
 

When considering capacity for planned growth, WAC 365-196-310(5)(d)(iv) directs 
jurisdictions to first consider increasing capacity within existing urban areas before 
expanding UGAs.  The WAC states:  

(iv) If future growth forecasts exceed the current combined capacities of 
unincorporated county and city lands, counties and cities should first consider the 
potential of increasing capacity of existing urban areas through allowances for 
higher densities, or for additional provisions to encourage redevelopment. If 
counties and cities find that increasing the capacity of existing urban areas is not 
feasible or appropriate based on the evidence they examine, counties and cities 
may consider expansion of the urban growth area to meet the future growth 
forecast. 

 
Review of cities’ code revisions and planning documents indicate this is occurring: 

• Kennewick is a Tier I city for Middle Housing requirements and adopted code 
revisions to implement HB 1110 in mid-2025, which increased development 
capacity within the city. 

• Richland is a Tier II city and is processing code revisions similar to Kennewick and 
additional upzones designed to increase residential capacity, which are expected to 
be adopted by the end of 2026. 

• Benton City, Prosser and West Richland are planning for various measures in their 
draft plan and code updates to increase capacity within existing urban areas. 
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City-Specific Housing Considerations 

Benton City 

Benton City needs to add 765 housing units and 3 emergency housing beds by 2046. 
The application from Benton City (see Attachment A) addresses land capacity using the 
uniform calculation set out by Benton County.  The November 2025 land capacity analysis 
provided in the application indicates the city needs an additional approximate 1421 acres 
of residential land to support their population growth projection (including land to support 
the city’s assigned housing allocation), with approximately 87 acres vacant or underutilized 
within the City, and the rest (55 acres) located in the modified UGA (including the 37 acres 
of residential land that would be added per the city application).  

Kennewick 

Kennewick needs to add 12,626 housing units and 57 emergency housing beds to meet its 
assigned housing targets.  A 2025 Land Capacity Analysis prepared by BERK Associates 
identified an overall surplus of approximately 12,523 housing units, including 
approximately 812 units attributed to capacity within the unincorporated UGA2. The 
analysis also identified a deficit in the lowest housing-income bands.  After applying a 
residential buildout factor of 70 percent, 25 percent market factor and excluding non-
buildable lands, Kennewick has a net UGA supply of 1456 acres.  

Since completion of that analysis, the City has prepared additional zoning and 
development-code amendments intended to address those deficiencies; the approach is 
to implement tools intended to address lower-income housing needs.  Draft Version 3 of 
the City's Comprehensive Plan (August 2026)3 reports that overall housing capacity has 
increased further, showing an estimated surplus of 12,916 housing units to cover the 
projected need. 

Prosser 

Prosser needs to add 765 housing units and 5 emergency housing beds by 2046. At its April 
16, 2026 Planning Commission meeting4, the City's consultant Nexus reported that existing 
zoning produced an estimated capacity surplus of approximately 920 housing units5. 

 
1 116 acres multiplied by 22% market factor (25% - 3% for critical areas credit) 
2 Available at https://www.go2kennewick.com/DocumentCenter/View/17127 
3 Available at https://www.go2kennewick.com/DocumentCenter/View/17551 
4 Available at https://cityofprosser.civicweb.net/document/182496 
5 This figure was much higher than what was presented to the city council on August 12, 2025 regarding initial 
LCA analysis findings, which indicated a capacity surplus of 221 homes.  Available at 
https://cityofprosser.civicweb.net/document/178011 

https://cityofprosser.civicweb.net/document/182496
https://cityofprosser.civicweb.net/document/178011


Greg Wendt and Damien Hooper 
September 24, 2026 

Page 7 

 
  
 

However, the analysis also found a deficit in housing capacity serving households between 
0 and 50 percent of area median income. Proposed housing-element strategies, including a 
new Middle Housing zone and related code amendments, are intended to address that 
deficiency. 

Richland 

Richland needs to add 14,155 new housing units and 52 emergency housing beds by 2046 
to meet its targets.  The Housing Land Capacity Analysis recently prepared by AHBL 
updated a precursory assessment from 2025.  The new analysis affirms that with proposed 
zoning map changes, the city can meet the allocation for all income bands from 0% to 
100% AMI.  There is also a modest capacity surplus of 360 housing units.  (The application 
from Richland also addresses land capacity, using the uniform calculation set out by 
Benton County). 

West Richland 

West Richland needs to add 4,975 new housing units and 19 emergency housing beds by 
2046 to meet its targets.  Within West Richland is the undeveloped 7,600-acre Lewis & 
Clark Ranch, which was annexed into the city in 1981 and is planned for transition from 
agricultural to urban uses over at least the next 50 to 100 years (City of West Richland 
Lewis and Clark Ranch Subarea Plan & Planned Action, Final EIS April 2026).  The preferred 
alternative in the EIS estimated 3,795 new housing units (770 acres) for the subarea, with 
the remaining housing needs to be met with other vacant or underutilized areas within the 
city.  The City has significant acreage capacity to meet their projected housing needs, as 
discussed in more detail below.  

Unique Considerations for West Richland  

As described in the current City of West Richland Comprehensive Plan (2017):  The City of 
West Richland is unique in that the physical size of the city limits greatly exceeds that 
which is necessary to support the population as about half of the city, by size, is currently 
used for agricultural production and does not include urban services.  

As this land was annexed pre-GMA and only a portion of it is planned for development over 
the next 20-years  (Phase 1 of the EIS preferred alternative), the remaining part of the 
Subarea is noted but excluded from the County-wide evaluation as the development 
horizon for the extends decades beyond the 20-year planning period.  The excluded area 
continues to function in many respects as a long-term urban reserve because substantial 
utility extensions, infrastructure investments, and service expansion are still required 
before significant development can occur.   
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West Richland’s extensive undeveloped acreage contributes to the overall land supply but 
creates an anomaly in the countywide assessment because its availability does not 
address the localized housing and associated needs in other jurisdictions, or represent 
capacity that can be served and developed within the planning period.  Countywide 
capacity was therefore evaluated alongside location-specific needs, including existing 
development patterns, infrastructure availability and planned investments, proximity to 
jobs and services, and each city’s assigned housing targets and housing needs by income 
level.  

Additional Findings 
Additional factors were reviewed in conducting this evaluation including potential impacts 
to agriculture and rural lands, critical areas, suitability for urban growth, housing for all 
income bands, transportation system improvements and other capital plans and 
greenhouse gas emissions.  Relationships to existing UGA boundaries were also 
considered.  These results include: 

• The areas proposed for UGA modifications include County-designated Rural 
Remote (RL-5), Rural Transition (RL-1) and Parks land, and does not include 
agricultural or other resource lands that would adversely impact the rural character 
of the County or promote urban sprawl.   Providing the proposed Richland recreation 
facilities at the Dallas Road location reduces pressure to expand residential 
development farther west into undeveloped or agricultural areas.  UGA Addition B 
(Harvest Ridge) is adjacent to lands already urban in character and can be served by 
adequate public facilities, including the adjacent school site (UGA Addition D).   

• The areas proposed for the Richland UGA modifications include removal of critical 
area (shrubsteppe habitat) already protected as open space (Badger Mountain) and 
that would remain permanently protected as open space. 
 

• All areas included in the Richland UGA modification are previously disturbed lands 
without mapped critical areas.   
 

• The County-park designated lands in Benton City that would come into the City UGA 
also as park land do contain frequently flooded areas, riparian management zone 
and riparian wetlands, but this land would remain as open space and undeveloped 
with critical areas preserved and protected.   
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• All the areas proposed for UGA expansion are suitable for urban growth, as detailed 
in the respective UGA proposals. 

 
• The proposed Richland UGA additions provide areas capable of supporting housing 

affordable to households between 80 and 100 percent AMI as well as public 
facilities needed to serve future population growth.  Benton City needs the UGA 
areas, particularly in the 33-acre infill area to support its housing needs allocation. 

 
• The County’s Transportation element and Capital Facilities Plan address the County 

roads in these areas.  The County will be making multi-modal improvements to 
Dallas Road and has established maintenance plans other existing roads.  The 
Capital Facilities element covers the Kennewick School District new school (future) 
and associated facilities which are part of the Richland proposal.  The Capital 
Facilities element also incorporates by reference both cities’ capital improvements 
plans for water and sewer utilities, and transportation improvements.   The UGA 
proposals also characterize and detail how capital facilities are available to serve 
these areas. 
 

• For Greenhouse Gas Emissions (GHGs), establishing a regional park facility as 
proposed as part of the Richland UGA proposal would reduce GHGs, compared to 
other locations as the Dallas Road location is more central to the largest County 
population and employment center (Kennewick/Richland) than other areas, such as 
western West Richland UGA or North Richland UGA, with direct access from I-82 
and I-182, reducing vehicle miles traveled.   Vehicles traveling from Benton City, 
West Richland or Prosser on the freeway system can easily access Dallas Road 
directly off the freeway system.  Additionally, the existing regional transportation 
network already serves this area for the regional Badger Mountain trails system, and 
multi-modal improvements are planned.   Locating tournaments and events locally 
would also reduce vehicle miles traveled currently associated with travel to facilities 
in other regions. 
 
For Benton City, the larger centralized area in the UGA proposal allows for infill in an 
area surrounded by city limits close to services, utilities and transportation and 
transit facilities, which should also help to reduce GHGs as this area develops over 
time. 
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• The proposed UGA areas are contiguous, fill gaps in existing boundaries, make the 
UGA boundaries clearer and more consistent, and will not increase pressure to 
urbanize rural or natural-resource lands. 

• Portions of Benton City's existing UGA consist of a fully developed manufactured-
home park with limited redevelopment potential. This area contributes little 
additional growth capacity but remains within the UGA because future utility service 
obligations may still arise if existing systems fail. 

• Certain lands currently located within Benton City's UGA may not be made available 
for development in the foreseeable future as potential cultural-resource constraints 
may further limit development potential, raising questions regarding the practical 
availability of a portion of the City's existing land supply, further supporting the need 
for other areas to support growth needs. 

Conclusions  

The Benton City and Richland proposals are consistent with the growth needs for the 
forthcoming twenty-year period.  Through evaluation of the information provided in this 
memorandum, the proposed additional UGA land is needed to meet land-capacity needs 
for Benton City and Richland and to accommodate projected growth within Benton County 
as a whole to meet projected growth, housing, and service needs through 2046.   
 
This conclusion is based on the current availability of existing or readily extendable public 
facilities and services, the ability to serve the proposed areas within the planning horizon, 
and the cities demonstrated needs for additional housing and community-serving land 
uses, along with the other factors described above.   
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Attachments 

















BENTON CITY
24-002-23

LAND CAPACITY ANALYSIS 11/4/25

2025 Population Estiamte 4,418
2045 Population Estimate 5,517

Land Use
Total 
Acres

Developed 
Acres

Underutilized/ 
Vacant

Current per 
Capita Value

Needed Area for 
2045 Population

AC AC AC/person AC

A Residential 904.85 816.10 88.75 0.1847 1,019.11
R2 789.22 717.94 71.28 0.1625 896.54
R3 77.25 66.37 10.89 0.0150 82.88

R3M 38.37 31.79 6.58 0.0072 39.69
A-1 AS 210.60 210.60 0.00 0.0000

B Parks 35.51 35.51 0.00 0.0080 44.34
C City 40.04 40.04 0.00 0.0091 50.00
D Schools 52.27 52.27 0.00 0.0118 65.27
E Commerical 69.21 51.21 17.99 0.0116 63.95
F Industrial 385.94 107.89 278.05 0.0244 134.73
G Open Space 0 0 0.00 0.0000 0.00
H Right-of-Ways 138.18 0.0313 172.56
I 70% Build Out  Residential of 904.85 ac 633.39 0.1434 790.95

A-I Total 0.4243 2,340.91
J 25% A-I Total 0.5304 2,926.14
K Critical Area Credit 80.88 0.0183 100.99

TOTAL ADJUSTED(J-K) 0.5121 2,825.14
1698.42 2129.72

Total City Acreage 1698.42
Total UGA Acreage 399.90

Needed Area for 2045 2,825.14 ac
Total City & UGA Land 2,098.32 ac
Additional Land Requirement 726.82 ac

NOTES
1

2

3
4

AS (Ag-Suburban) is considered fully developed as most of this is in the flood plain and no large developments 
will occur in this zoning.  Therefore it is not considered for additional land as it will skew the acual results.  It 
however, included in the Total City & UGA Land.
Open Space (Item G) is considered to be within the parks and school land areas and shows a "0" in the 

Population Estimate from City Population Estimate based on OFM Population Projections and Benton City 
considered to be 2% of Benton County's total population.  Estimates from 2025 and 2045 are used in the Land 
Capaicy Analysis.

Needed Area for 2045 = 2045 Population x Total Adjusted per capita land use value of 0.5121 ac/person

Based on Benton County's Uniform Formula in Policy #4 of the County Wide Planning Policy



BENTON CITY
24-002-23

LAND CAPACITY ANALYSIS 11/4/25

53.28% 48%
46.47% 42%

4.55% 4%
2.26% 2%

12.40% 12%
2.09% 2% 8.037573563
2.36% 2%
3.08% 3% 8%
4.07% 3%

22.72% 6%
0.00% 0%
0.00% 8%
0.00% 37%
0.00% 0%
0.00% 0%
0.00% 5% County underdeveloped 45
0.00% County Total 399.9

% County Developed 0.887472

1,550
City underdeveloped 88.75
city Developed 2129.72
City Total 1698.42
% City Developed 1.253941
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