CHAPTER 2
DESCRIPTION OF PROPOSED ACTION(S)
AND ALTERNATIVES

This chapter of the Proposed 47° North Master Site Plan Amendment Final Supplemental
Environmental Impact Statement (“Final SEIS” and “FSEIS”) describes the 47° North proposal
and alternatives. It also provides background information, including:
1) An overview of the 2002 Trendwest Properties: Cle Elum Urban Growth Area (UGA)
Environmental Impact Statement® (“2002 Cle Elum UGA EIS”); and,
2) A general description of approvals that have occurred since the 2002 Cle Elum UGA
EIS was issued; why a SEIS is being prepared; and, what will occur after the SEIS is
issued.

Key concepts related to this SEIS are presented in Section 2.4 of this chapter in question and
answer format. A more detailed description of the SEIS Alternatives is contained in Section
2.5. Any changes to the information presented in Chapter 2 since publication of the Draft
SEIS are highlighted in grey. Chapter 1 contains an updated summary of the alternatives,
impacts, mitigation measures; Chapter 3 topic area responses, and updated information
and analysis;? and Chapter 4 all the comments that were received during the Draft SEIS
comment period.

Note that the the site and proposed projects have been referred to using various names
over the years, including “Cle Elum UGA” and “Bullfrog Flats.” The current Applicant, Sun
Communities, Inc. (“Sun Communities”) has renamed the proposed project “47° North.” In
this SEIS, Bullfrog Flats is used to refer to historical documents and entitlements related to
the original Trendwest (now New Suncadia, LLC) project or the property, and

47° North refers to amendments to the approved Master Site Plan that are proposed by Sun
Communities.

1 An Environmental Impact Statement (EIS) or Supplemental EIS (SEIS) is a document required by the State Environmental
Policy Act (SEPA) for actions that are likely to have significant adverse impacts on the environment. An EIS/SEIS is a tool
that provides information for decision-making. It is not a decision in itself and does not authorize any action.

2 Many comments that were received on the DSEIS identified common topics, and these are referred to as “topic areas” in
this FSEIS. This approach is intended to reduce repetition and to provide a single comprehensive response to identical or
similar comments that share a common theme. Chapter 3 of the FSEIS lists the topic areas and provides collective
responses to the substantive comments. Additional information and analyses were prepared to address some of the
comments and are also summarized in Chapter 3 under the applicable responses.
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2.1 INTRODUCTION

Bullfrog Flats is an approximately 1,100-acre property located in the southwestern portion
of the City of Cle Elum, generally bounded by 1-90, Bullfrog Road, SR-903, and the City
cemetery (see Figure 2-1, Regional Map, and Figure 2-2, Vicinity Map). The property is
currently owned by New Suncadia, LLC (“New Suncadia”). In 2002, the City approved a
Subarea Plan, Master Site Plan, and Development Agreement for the property, and the site
was annexed to the City that same year.

Sun Communities is in the process of acquiring approximately 824 acres of the Bullfrog Flats
property from New Suncadia and is proposing changes to the approved Master Site Plan.
New Suncadia is retaining a portion of the property and intends, in the future, to possibly
develop approximately 25 acres for commercial use.

2.2 BACKGROUND

Approved Bullfrog Flats Master Site Plan & Development Agreement

The Master Site Plan approved for the Bullfrog Flats property in 2002 provided for the
construction of 1,334 dwelling units (including 810 single family units and 524 multi-family
units), as well as a 75-acre (950,000 sq. ft.) business park. It also provided for dedication of
several properties to the City: 12 acres for a municipal (community) recreation center, 10
acres for expansion of the Cle Elum Cemetery, and 7.5 acres for the construction of 50
affordable housing units.

The Bullfrog Flats Master Site Plan Development Agreement between the City and New
Suncadia is an agreement that details the obligations of both parties and specifies the
standards and conditions that will govern development of the property. The Development
Agreement was based on the 2002 EIS prepared for the Cle Elum UGA and the Bullfrog Flats
Master Site Plan, before the property was annexed to the City. The Development
Agreement includes over 120 conditions. In accordance with the provisions of the
Development Agreement, 12 acres were dedicated to the City in 2002 for the water
treatment plant, 35 acres were dedicated to the Cle Elum School District in 2003 for
expansion of the school campus, and 175 acres were dedicated to the City in 2008 to
establish the Washington State Horse Park. Dedication of the properties for the cemetery
expansion and affordable housing has not occurred; an agreement related to the
municipal/community recreation center property was recently reached between the City of
Cle Elum and New Suncadia. A preliminary plat application was filed and approved within
two years of annexation. However, no significant development activities have taken place
onsite to date. In 2017, the Development Agreement was amended to extend the
termination date by 10 years to 2027.

In 2019, New Suncadia informed the City that they had entered into an agreement to
potentially sell approximately 824 acres of the Bullfrog Flats site to Sun Communities. Sun
Communities expects to submit an application to the City in late Spring 2021 proposing
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amendments to the approved Master Site Plan that would reduce the number of single
family residences to 527 units, reduce the number of multi-family dwelling units to 180, and
add a Recreational Vehicle (RV) resort with 627 RV sites. Other proposed changes to the
amounts and locations of development are described later in Chapter 2.

The agreement between the City of Cle Elum and New Suncadia related to the
municipal/community recreation center, which is now being implemented, provides for
transfer of title to the recreation center site and payments to support construction of a
facility. As such, the Proposed 47° North Master Site Plan Amendment no longer includes
the recreation center. The Proposed 47° North Master Site Plan Amendment graphic (Figure
2-6 later in this chapter) has been adjusted to show the recreation center outside the site
boundary. However, similar adjustments have not been made to other graphics in this
FSEIS, but the reader should assume that the recreation center is outside the site boundary
on those graphics as well. Removal of the recreation center from the site reduces the site
area by approximately 12 acres, resulting in a total site area of approximately 812 acres (see
Table 2-1 later in this chapter). This represents an approximately 1% reduction in the site
area, which would not result in significant changes for the SEIS analysis. As such, the site
area has not been adjusted elsewhere in this FSEIS, and impacts are expected to be as
represented in the DSEIS and this FSEIS.

Other Related Agreements & Actions

RIDGE Settlement Agreement
In 2001, a Settlement Agreement was executed between Trendwest (the former owner of
the Suncadia Master Plan Resort [MPR]) and RIDGE (a Roslyn-base conservation
organization). The Settlement Agreement regulated numerous aspects of development in
the MPR and the UGA, which together totaled approximately 7,000 acres. In 2013, the
Kittitas County Superior court terminated the Settlement Agreement because specific
provisions of the agreement had not been met. Therefore, the Settlement Agreement no

longer pertains to the MPR or the Bullfrog Flats (and now 47° North) properties.

Water Rights
There was no water available when the Suncadia resort was originally planned or when
approvals for the Bullfrog Flats property were granted by the City. Since then, Trendwest
has acquired sufficient senior water rights for the MPR and Bullfrog Flats projects, and to
provide water for a number of water banks. New water users can purchase water rights
from the bank. New Suncadia is in the process of conveying its water rights to the City of Cle
Elum (see DSEIS Section 3.2, Water Quantity and Quality, for details).
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2.3 APPLICANT’S OBJECTIVES

Who is the Applicant?
The Applicant, Sun Commnities, is a national developer and operator of manufactured
home and RV resort communities. Sun Communities has developed, operates, or has an

interest in 382 housing communities in 31 states and Canada, which include fee ownership
and rental housing for families and active adults.

What are the Applicant’s Vision & Objectives for 47° North?

Applicant’s VVision

Sun Communities vision for 47° North, as expressed by the Applicant in its initial project
information submitted to the City, is to form a partnership with the City of Cle Elumin a
joint mission to provide housing that is financially accessible for both local and public
service employees. Development will also include an RV resort that will incorporate high
development and infrastructure standards.

The vision for 47° North will be guided by the revised Master Site Plan. The Master Site Plan
will be implemented based on a revised or new Development Agreement, project-specific
conditions of approval, and site-specific development permits approved by City of Cle Elum.
The plan will reflect the mixed-use nature of the community, as permitted by the underlying
zoning, including residential and recreational opportunities. As with master plans generally,
the Master Site Plan will be directive in terms of the land uses that will be permitted in

47° North, but also general in some respects to allow for flexibility to respond to market
demands.

Applicant’s Objectives
For the purposes of SEPA review (WAC 197-11-440), the following are the Applicant’s stated
objectives for the 47° North project:

e Develop the existing site into a new, cohesive master planned community that will
provide opportunities for a range of land uses and activities, including new residential,
RV resort, parks/recreational/open space uses.

e Amend the approved Master Site Plan, reducing the number of single family and multi-
family dwelling units, and adding a RV resort.

e Reserve and dedicate to the City of Cle Elum areas for future affordable housing and
expansion of the cemetery.

e Respect the site’s location within the surrounding community, including ensuring
compatibility with area land uses and transportation systems, and creating necessary
on-site road and utility networks.
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e Protect naturally constrained areas on the site and in the surrounding areas, including
the Cle Elum River, wetlands, and steep slopes.

e Continue to coordinate with federal, state, and local agencies, tribes, organizations, and
the public and private sectors to facilitate development planning and implementation
that will be successful and an asset to the City of Cle Elum and nearby communities.

e Propose new development that is economically feasible for the market and reasonably
achievable within a practical time period.

2.4 KEY STATE ENVIRONMENTAL POLICY ACT
(SEPA) & SEIS CONCEPTS

The following are key concepts related to SEPA and the 47° North SEIS, presented in
guestion (Q) and answer (A) format.

Q1. What significant SEPA review has occurred previously on and related to the 47°
North Project?

Al. The Trendwest Properties: Cle Elum UGA Environmental Impact Statement (Draft and
Final) was issued in 2001 (Draft EIS) and 2002 (Final EIS). Its sufficiency was not
challenged.

Q2. What were the environmental issues and EIS Alternatives analyzed in the 2002 Cle
Elum UGA EIS?

A2. The 2002 Cle Elum UGA EIS provided environmental review of the elements listed
below. Technical reports were prepared for several of these elements.

Earth e Aesthetics, Light and Glare

Air Quality e Cultural Resources

Surface Water, Groundwater e Parks and Recreation

Water Supply e Transportation

Plants and Animals, Wetlands e Public Services

Noise e Utilities

Land Use, Plans and Policies e Economic and Fiscal Conditions

Population and Housing

47° North FSEIS
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The 2002 Cle Elum UGA EIS analyzed five alternatives:

Q3.

A3.

Q4.

A4.

Q5.

A5.

e Alternative 1 — No Action

e Alternative 2 — Preliminary Master Site Plan

e Alternative 3 — Expanded Residential

e Alternative 4 — Reduced Residential

e Alternative 5 — Bullfrog Flats Subarea Plan, Mixed Use Zoning, and Master
Site Plan Application

What significant approvals were granted for the Bullfrog Flats project?

Alternative 5 from the UGA Final EIS was carried forward and the City of Cle Elum
approved the following package of actions, plans, and documents in 2002:

e Annexaton of the Bullfrog Flats UGA to the City;

e Adoption of a Subarea Plan and Planned Mixed Use zoning;

e Master Site Plan approval; and,

e Execution of a Development Agreement.

Why is the 47° project being proposed?

The 47° North proposal embodies the current Applicant’s new vision for the site,
and represents modifications to the approved Bullfrog Flats Master Site Plan in
response to current market conditions, changes in conditions in the site area, and
recent technical studies of the site and site vicinity. The Applicant determined that
modifications are necessary and beneficial in order to accomplish their vision and
objectives (see Section 2.3).

What is a SEIS and why is it being prepared?

A Supplemental EIS (SEIS) is a document that supplements an EIS that was previously
prepared for a proposal or alternative. According to the SEPA Rules (WAC 197-11-
405(4)), an SEIS should be prepared if:

e There are substantial changes to a proposal such that the proposal is likely to
have significant adverse environmental impacts; or,

e There is significant new information on a proposal’s probable significant
adverse impacts.

The City of Cle Elum concluded that the proposed revisions to the approved Master
Site Plan constitute a “major amendment”, as that term is defined in the
Development Agreement. Because of the proposed changes, and the time that has
passed since the original EIS was published, the City determined that an SEIS should
be prepared to update all aspects of the 2002 Cle Elum UGA EIS, as necessary, to
reflect the changes that have occurred. The SEIS will assess the potential
environmental impacts and required mitigation measures associated with the
proposed amendments to the approved Master Site Plan. The SEIS will also provide
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Q6.

Aé6.

Q7.

A7.

Q8.

A8.

the basis for amending the approved Development Agreement (or preparing a new
Development Agreement) and modifying conditions of approval, as appropriate.

What Is Scoping and when is it required?

“Scoping” means determining the range of proposed actions, alternatives, and
impacts to be discussed in an EIS (WAC 197-11-793). Scoping is optional for a SEIS
(WAC 197-11-620(1)), but the City elected to conduct scoping for the project
because of the amount of time that has passed since issuance of the 2002 Cle Elum
UGA EIS, changes that are proposed to the approved Master Site Plan, and to inform
and engage the public.

On October 8, 2019, the City issued a Determination of Significance (DS) and
Request for Comments on the Scope of the SEIS. The SEIS scoping period ended on
October 29, 2019.

An SEIS public open house was held during the scoping period to offer an
opportunity for the public to learn more about the Proposed Actions and to provide
input on the scope of the SEIS. A total of 141 people signed in at the meeting that
was held on October 23, 2019. Presentations were made by the City and the
Applicant, and an extended question/answer period was provided.

A total of 591 comments were received from 127 commenters during the SEIS
scoping period. All the comments are available for review at City of Cle Elum.
Appendix A of the Draft SEIS includes a report containing a detailed summary of the
SEIS scoping process, comments received during the scoping period, and any
revisions to the SEIS scope based on public input received through the scopng
process.

What are the elements of the environment evaluated in this SEIS?

The City determined that the SEIS will review, update, and reevaluate the analysis
for all SEPA elements of the environment that were considered in the 2002 Cle Elum
UGA EIS (see A2 above). The City also added the issue of greenhouse gas emissions
to the SEIS. Two other elements of the SEIS analyses will be modified or expanded:
the transportation analysis will include some modified intersections compared to
those studied in the 2002 Cle Elum UGA EIS; and, the water resources analysis will
include additional investigation for streams onsite.

What are the SEIS Alternatives evaluated in this SEIS?

The SEIS evaluates the following alternatives:
e SEIS Alternative 5 — Approved Bullfrog Flats Master Site Plan (No Action).
FEIS Alternative 5 was carried forward and the Master Site Plan and several
other actions approved by the City of Cle Elum. SEIS Alternative 5 represents
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the approved Bullfrog Flats Master Site Plan that has been updated to reflect
current conditions and regulations.

SEPA requires that a “No Action” alternative be reviewed in an EIS/SEIS. No
action, in the current context, means that the City would not take action on
the 47° North proposal, but it does not mean that absolutely nothing would
happen on the site. The currently approved Bullfrog Flats Master Site Plan
could still be developed by New Suncadia, subject to the existing
Development Agreement. It is noted that the existing Development
Agreement terminates in 2027 and would need to be extended by mutual
agreement of the parties to enable development past that date. Because SEIS
Alternative 5 is intended to facilitate comparison with the revised Master Site
Plan proposal, however, it is assumed for purposes of analysis that
development of SEIS Alternative 5 would build out over the same 30-year
period and with the same types and amounts of land uses identified in the
Bullfrog Flats FEIS and approvals.

Continuation of existing site conditions — no development — was also
considered as a possible “no action” alternative but was eliminated from
study in this SEIS. This scenario would simply continue existing conditions
(the affected environment), which are described in the SEIS. In addition, a
“no development” scenario would not be realistic or reasonable given that
the property is approved for development and is being marketed by the
owner. Therefore, SEIS Alternative 5 — Approved Bullfrog Flats Master Site
Plan is used to represent the No Action Alternative in this SEIS. Changes to
the affected environment that have occurred since 2002 are also described in
the SEIS.

e SEIS Alternative 6 — Proposed 47° North Master Site Plan Amendment

SEIS Alternatives 5 and 6 will be compared to the Original Bullfrog Flats Master Site
Plan (FEIS Alternative 5) and to each other in this SEIS.

Q9. When will an application been submitted to the City for the 47° North proposal?

A9. The City of Cle Elum is preparing the SEIS at the earliest possible point in the
planning and decision-making process, when the principal features of the proposal
and its environmental impacts can be reasonably identified, as encouraged by SEPA
(WAC 197-11-055(2)). The proposal described in the SEIS is based on pre-application
materials (included on the City’s website) and additional information requested by
the City and provided by the Applicant to meet the needs of environmental review.
The formal 47° North application to revise the approved Master Site Plan will be
submitted after the Final SEIS is issued, so that it can incorporate changes, if
necessary, to address identified impacts and mitigation measures. The application
will follow the City’s adopted procedures, which include determining completeness,
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determining consistency with policies and regulations, publishing notice of the
application, and providing opportunities for public comment.

Q10. What will occur after the Draft SEIS is issued and what will the Final SEIS include?

A10. The 47° North Draft SEIS has been published by the City of Cle Elum for public review
and comment. The City reviewed and considered all comments received from
agencies, tribes, and the public and identified any changes to the Master Site Plan
that required further environmental review. This Final SEIS includes responses to
comments received on the Draft SEIS, additional/updated analysis of environmental
impacts in certain areas (e.g., transportation, cultural resources, utilities, plants and
animals, and fiscal economic conditions), and updated mitigation measures. The
Draft and Final SEISs together comprise the SEIS document that the City will use —
along with other analyses and public input — to make decisions on the proposed
revisions to the Master Site Plan and Development Agreement. The SEIS mitigation
measures will provide the basis for proposed conditions of approval. The Draft and
Final SEISs will accompany the project application through the land use review and
approval process and will provide information that the decision makers will use to
decide whether or not to approve proposed changes to the Master Site Plan, and to
determine what conditions should be required if the proposal is approved. The SEIS
itself does not require approval or certification and is not a decision.

Q11.  What will occur after the Final SEIS is issued?

Al11. The review process for the proposal is set forth in the City Code (CEMC 17.100.100).
The application for the project will be reviewed by the City of Cle Elum Development
Review Team. The City Planner will prepare a Staff Report evaluating the consistency
of the proposal with applicable policy and regulatory requirements, which will be
transmitted to the City of Cle Elum Planning Commission. The Planning Commission
will hold an open record public hearing and will make a formal recommendation to
the City Council. The recommendation will be to deny, approve, or approve with
additional conditions or modifications, the application for modifications to the
Master Site Plan. The City Council will hold a closed record public hearing and will
make a decision on the application. The City Council will also consider the
Development Agreement.

2.5 SUMMARY OF EXISTING SITE CONDITIONS

Existing Natural Environment

Existing site conditions are shown in Figure 2-3. The site is comprised of three relatively
level to gently rolling topographic areas that are separated from each other and from
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surrounding areas to the south by steep slopes that are from 50 to 150 feet high. The Cle
Elum River flows through the westernmost portion of the site and joins the Yakima River
about one mile to the south. Six wetlands have been identified onsite. The site is largely
covered by second and third growth forests; shrub and grassland are present in the
electrical transmission line easements that pass through the site (see DSEIS Section 3.1,
Earth, 3.2, Water Quantity & Quality, and 3.3, Plants, Animals, & Wetlands, and FSEIS
Chapter 3, Section 3-6, for details).

Existing Built Environment

Land Use
Currently, the site is largely undeveloped, vacant land. Horseback riding, hiking, and
snowmobiling occur on dirt roads throughout the site (easements are in place for use of the
site and certain trails by the Horse Park to the south). A few equestrian facilities, such as a
small building, parking area, and load/unload areas, are located onsite. Puget Sound Energy
(PSE) and Bonnevile Power Administration (BPA) electrical transmission lines/easements
traverse the site: one runs north/south near the site’s eastern boundary, the other extends
east/west near the site’s northern boundary; other utility easements are also present (see
DSEIS Section 3.6, Land Use, for details).

Existing Utilities

Water
The site is in the City of Cle Elum’s water service area. In 2002, a 12-acre parcel for a water
treatment plant was part of the Cle Elum UGA/Bullfrog Flats property and was dedicated to
the City; in 2004, the water treatment plant was built. The capacity of this plant is currently
6 million gallons per day (gpd) with room for expansion to 8 million gpd. The Bullfrog Flats
project was planned to be served by this treatment plant.

There are four available points of water service connection located near the site: two 12-
inch diameter treated water lines that supply the water tank (one to the north and one to
the south of the PSE easement), an 8-inch diameter City water supply line (that flows from
the water treatment plant towards Cle Elum), and a 16-inch diameter water main stub-out
(on Douglas Munro Boulevard).

Sewer
The site is in the City of Cle Elum’s sewer service area. In 2005, the City completed
construction of a new 3.6 million gpd Wastewater Treatment Plant (WWTP). Treatment
facilities were designed to handle a planned 30-year build out, including capacity to
accommodate development of the Bullfrog Flats property.

An existing sewer trunk system network traverses the site. This existing system consists of a
21-in. diameter sewer main that follows Douglas Munro Boulevard (Ranger Station Road)
and then splits into an 18-in. diameter sewer main to the west and a 15-in. diameter sewer
main to the north.
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Stormwater
Approximately 60% of the site is located within the Yakima River basin and approximately
40% within the Cle Elum River basin. Because of the nature of surface soils onsite, natural
drainage occurs through infiltration and subsurface groundwater flow. There are little if any
impervious surfaces and existing stormwater management facilities onsite.

Solid Waste
Solid waste collection in the site vicinity is presently provided by Waste Management of
Ellensburg. Wastes are hauled to the Cle Elum Transfer Station prior to transport to the
Ryegrass Land Fill for final disposal.

Energy
PSE provides electricity and natural gas to the site vicinity. As noted above, two electric

transmission lines/easements pass through the site.

(See DSEIS Section 3.14, Utilities, and FSEIS Chapter 3, Section 3-4, for details.)
Comprehensive Plan, Zoning, & Shoreline Designations

The site is located in the City of Cle Elum and is designated on both the Future Land Use Map

and the Official Zoning Map as “Planned Mixed Use”. The shoreline designation of the site

adjacent to the Cle Elum River is “Natural” (see DSEIS Section 3.6, Land Use, and Section 3.7,
Relationship to Plans and Policies, for details).

2.6 DESCRIPTION OF PROPOSED ACTIONS &
ALTERNATIVES

2.6.1 Proposed Actions

The Proposed Actions for the 47° North Project include:

e Major Amendment to Bullfrog Flats Master Site Plan approval by the City;

e Planned Mixed Use approval by the City;

e Binding Site Plan and/or subdivision approval by the City;

e Revised or new Development Agreement between the City, the Applicant, and
possibly Suncadia; and,

e Local, state, and federal permit approvals required for construction and
development of the project.

2.6.2 SEIS Alternatives

Two alternatives have been identified for study in this SEIS: SEIS Alternative 5, the Approved
Bullfrog Flats Master Site Plan, and SEIS Alternative 6, the Proposed 47° North Master Site
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Plan Amendment (the Applicant’s proposal). Both of the SEIS Alternatives are compared to
FEIS Alternative 5, the Original Bullfrog Flats Master Site Plan from the 2002 Cle Elum UGA
EIS to help show relative changes in impacts. SEIS Alternative 5 is FEIS Alternative 5, carried
forward and approved as the Bullfrog Flats Master Site Plan, and updated to reflect current
conditions and regulations. Table 2-1 provides a land use summary of the alternatives. See
Figure 2-4, Original Bullfrog Flats Master Site Plan — FEIS Alternative 5, Figure 2-5, Approved
Bullfrog Flats Master Site Plan — SEIS Alternative 5, and Figure 2-6, Proposed 47° North Master
Site Plan Amendment — SEIS Alternative 6. Further descriptions of the SEIS Alternatives are
provided below.

2.6.2.1 SEIS Alternative 6 - Proposed 47° North Master Site Plan
Amendment

The Proposed 47° North Master Site Plan Amendment (SEIS Alternative 6) represents the
Applicant’s proposed revisions to the approved Bullfrog Master Site Plan. It features
development of a mix of residential, RV resort, and open space/recreational facilities on the
824-acre site. The site would be developed in four major phases over an approximate 7-year
period, beginning in 2021. A 25-acre property adjacent to the site owned by Suncadia could
potentialy be developed in commercial uses in the future over an approximate 17-year
period, possibly beginning in 2021. This commercial land use is not proposed and not part of
the proposed Master Site Plan; it is included for purposes of analysis. Details on SEIS
Alternative 6 follow.

Proposed Land Uses

Residential
SEIS Alternative 6 would provide 707 single family and multi-family residential units on
143.3 acres of the site. A 6.8-acre site for affordable housing would also be dedicated to the
City. Further description of these proposed residential uses follows.

Single Family Housing

Construction of the proposed single family housing is scheduled to begin in 2021 and all the
single family housing units would be ready for lease/sale in 2028. A total of 527 single family
residential units would be developed in six neighborhoods on 124.7 acres? in the eastern
portion of the site (SF-1 through SF-6; see Table 2-2). The single family residential units
would be manufactured housing on approximately 5,500 to 7,000-sq. ft. unplatted lots. At

3The 124.7 acres represents gross acreage.
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Table 2-1
LAND USE SUMMARY - FEIS & SEIS ALTERNATIVES

FEIS Alt. 5 SEIS Alt. 5 SEIS Alt. 6

Acres | Units | Acres | Units | Acres Units
Residential Uses
Single Family 213 810 165 810 124.7 527
Multi-Family 78 524 56 524 18.6 180
RV Resort - - - - 145.6 627
Affordable Housing Site - - 7.5 (50)? 6.81 -1
Subtotal 291 1,334 228.5 |1,334? 295.7 1,334
Non-Residential Uses
Neighborhood Clubhouse & Lake (Amenity/Adventure Ctrs.) 22 18 16.93
Recreation Expansion 11 10.5 -4
Business Park and/or Commercial (Retail & Professional Office) 80 75 (25.4)8
Subtotal 113 103.5 42.3
Other Uses
Community (Municipal) Recreation Center 12 121 B
School Expansion Site 35 35 -3
Cemetery Expansion Site 10 10t 13.41
Water Treatment Plant Site 12 12 -5
Reserve: Horse Park, Open Space, Buffer 1757 1757 -7
Maintenance Area 2 - -
Connector Road ---8 -8 9.5
Subtotal 246 244 9.7
Open Space
Undeveloped Open Space 287 246 436.1°
Steep Slope Areas/Buffers 126 172 ---10
Wetlands/Buffers -1 -1 3.4
Powerline Right of Way 37 37 37.2
Residential Buffers --- 69 ---12
Subtotal 450 524 476.7
TOTAL 1,100 1,334 1,100 | 1,334% | 812.2 1,334

Source: 2002 Cle Elum UGA EIS; 2002 Approved Bullfrog Flats Master Site Plan; Sun Communities, 2020.

1 No development of the affordable housing and cemetery sites are assumed at this time under SEIS Alt. 6. The DSEIS studies the general developability of thes sites;
further SEPA review will be required when development plans are submitted to the City of Cle Elum. The City and New Suncadia recently reached an agreement
related to the municipal/community recreation center. This agreement, which is now being implemented, provides for transfer of title to the recreation center site
and payments to support construction of a facility. As such, the Proposed 47° North Master Site Plan Amendment no longer includes the 12.2-acre recreation center
site.

2 The affordable housing units are not included in the total residential unit count under SEIS Alt. 5 or 6.

3No created lakes would be included under SEIS Alt. 6.

4The recreation expansion site under FEIS and SEIS Alt. 5 is in the same location as the 6.0-acre Adventure Center under SEIS Alt. 6, which is included under the
Neighborhood Clubhouse and Lakes category in this table.

5The school expansion and water treatment sites have been dedicated to the Cle Elum Rosyln School District and City of Cle Elum, respectively. Therefore, these
areas are not included under SEIS Alt. 6.

6The commercial development is not included in the SEIS Alt. 6 site area as the site is currently owned and will be retained by New Suncadia. However, future
possible development of this property is evaluated in this SEIS to assess possible cumulative impacts.

7The reserve area consists of: the Horse Park (112 acres) to the south of the 47° N site, open space between the Horse Park and the 47° site (55 acres), and the
buffer along 1-90 (8 acres). These areas are included in SEIS Alt. 5, but not in SEIS Alt. 6 because they were either dedicated to the City (i.e., the Horse Park) or
retained by New Suncadia (i.e., the open space and buffer).

8The acreage of the connector road is incorporated into the other developed areas under SEIS Alt. 5.

°The undeveloped open space under Alt. 6 includes: River Corridor Open Space (160.0 acres), Managed Open Space (103.9 acres), and Natural Open Space (172.2
acres). The River Corridor Open Space and Managed Open Space are subject to easements granted to Kittitas Conservation Trust.

10The steep slope areas and the buffers in RV-1 are included in the calculation of undeveloped open space under SEIS Alt. 6; additional wertlands/buffers other
wetlands/buffers are included in the River Corridor Open Space.

1The wetlands/buffers are included in the undeveloped open space under SEIS Alt. 5.

2While some unquantified amount of vegetation would be preserved/provided in the residential areas under SEIS Alt. 6, these areas are not included in the open
space area calculations.
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buildout, the net density in the single family area would be 5.6 du/acre.* (See
Residential/Lease/Ownership Structure and Project Design & Construction later in this
section for further details on the single family housing.)

Table 2-2
SINGLE FAMILY HOUSING - SEIS ALTERNATIVE 6

Acres Units
Parcel SF-1 17.1 73
Parcel SF-2 23.2 103
Parcel SF-3 28.5 133
Parcel SF-4 23.7 108
Parcel SF-5 15.9 44
Parcel SF-6 16.3 66
Total 124.7 527

Source: ESM, 2020.
Multi-Family Housing

Construction of the proposed multi-family residential units is scheduled to begin in 2021
and all the multi-family housing units would be ready for lease in 2024. A total of 180 multi-
family residential units would be developed in one 18.6-acre® area in the northeastern
portion of the site (M-1). The multi-family housing is planned to consist of three units each
on 8,000-sq. ft. unplatted lots. At buildout, the net density in the multi-family area would be
12.6 du/acre.® (See Residential/Lease/Ownership Structure and Project Design &
Construction later in this sectionfor further details on the multi-family housing.)

Affordable Housing

An 6.8-acre property located in the southeastern portion of the site would be reserved for
dedication to the City of Cle Elum for future development of affordable housing. It would be
developed and managed by a non-profit entity in the future. The Applicant could also
develop the affordable housing. No specific development is proposed/assumed on the
property at this time. This SEIS analyzes the general developability of the affordable housing
property (e.g., the presence of any constraints for development, such as critical areas);
additional SEPA review will be required when specific development is proposed on the
property. Potential residential units developed on the site are not included in the units
calculations for 47° North.

4 Net density is calculated based on net acreage, calculated as gross acreage with a 25% allowance for roads and utility
rights of way.

5 The 18.6 acres represents gross acreage.

6 1bid., 3.
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Residential/Lease/Ownership Structure

Sun Communities retains ownership of the underlying land in all of its projects, and the
company leases individual home sites to purchasers and renters. Individual residential lots
would not be platted or otherwise divided and would not be separate tax parcels, and
technically would not have surveyed property boundaries. However, the Master Site Plan
identifies “virtual” lot lines for all proposed single family units, and these will be viewed by
the City as if they were platted lots and will be used to determine consistency with zoning
and other regulatory requirements, including lot size, setbacks, and yards. Sun Communities
would also use the virtual lot lines to determine and enforce homeowners’ and renters’
mainenance and other responsibilities.

In single family areas, residents would have the option to either buy or lease a
manufactured home. If the home is owned by the resident, then Sun Communities would
lease the lot to the homeowner. Initially, it is expected that approximately 50% of the single
family units would be rentals, with an assumed 10% of the rented units being purchased
each year. At full buildout, it is anticipated that an average of 10% of the single family
homes would be rented (consistent with other communities in Sun Communities’ portfolio)
The land owned by Sun Communities could be maintained by the homeowner or by Sun
Communities, which would be specified by contract. If the home is leased, Sun Communities
would own the home as well as the land that it sits on, and the tenant would be responsible
to pay Sun Communities according to the lease terms for use of the home and lot. These
would typically be one-year leases. All the multi-family homes would be leased and Sun
Communities would maintain all the leased lots.

For purposes of analysis in this FSEIS, and in response to a comment received on the DSEIS,
the Applicant provided information about the possible use of some portion of the single
family residential units in 47° North as second/vacation homes. This information is provided
for purposes of analysis, should be considered speculative, and could change over time.
Although all residential units are planned as primary units, Sun Communities would not
exclude potential buyers based on their decision to use a residence as a primary or second
home; sales and use of units would be determined by market demand and buyers’
preferences. Moreover, it is also considered likely that some proportion of any units initially
purchased as second homes would become primary residences over time. Second homes
are considered more likely to be single family units, and all the multi-family residential units
are, therefore, still assumed to be primary residences. Subject to these caveats, the
Applicant estimates that approximately 35% of the single family units, 184 units total, could
initially be second homes.

Recreational Vehicle (RV) Resort
The RV resort would feature 627 sites located in two areas totaling 145.6 acres in the
central portion of the site (RV-1 and REC-1). RV-1 would feature traditional pull-through and
back-in RV sites, as well as various forms of “glamping,” a term that blends glamorous and
camping. Glamping is defined in the industry as a style of camping with resort-type
amenities; units may include yurts, safari tents, and airstream trailors; and it is typically
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more luxurious than “traditional” style camping. Approximately 70% of the RV sites (439
sites) could be located in RV-1; the remaining 30% of the RV sites (188 sites) could be
located in REC-1. REC-1 would be limited to glamping, including the potential for placement
of park models’ and/or airstreams. Over-the-road RVs would not be included in this area.
The glamping units in REC-1 would be dispersed in clusters. For analysis purposes in this
SEIS, it is assumed that there would be an equal distribution of the different types of
glamping sites in REC-1. For example, % (47) of the sites could accommodate yurts, % (47)
safari tents, % (47) airstream trailers, and % (47) park models. Other uses in REC-1 would be
focused on recreational facilities and would include a mix of parks, playground, trails, sport
courts, dog parks, mountain bike trail, outdoor exercise facilities, and outdoor gathering
space. Construction of the proposed RV resort is scheduled to begin in 2021; it would be
constructed in approximately equal increments and would be completed in 2025.

Seasonal passes to the RV resort would be for sale and would allow a stay of up to nine
months (note that the resort would continue to operate year-round). The pass would allow
guests to come and go from the resort as they please, allowing them to leave their RV on
the premises for the duration of the pass. It is the Applicant’s experience that these passes
are typically used by guests commuting from neighboring cities on the weekends and they
are not occupied continuously. The RV sites are intended to be for vacationing use only, not
to be used for permanent housing. Under no circumstance would any guest be permitted to
use the RV resort as a permanent residence, and no address or mailing address would be
assigned to any guest in the resort. As a part of the seasonal agreement, guests would need
to agree to RV resort guidelines to ensure compliance with various rules and regulations.

Traditional wood campfires using wood for fuel would be prohibited in the RV resort, but
individual and common area propane campfires would be permitted. These provisions
would help to reduce potential wildfire dangers from campfires.

RV Resort Lease/Ownership Structure

Sun Communities would own all the buildings and sites in the RV resort, and would lease
the sites. The average stay for the typical guest of the RV resort is expected to be three to
four days. As mentioned previously, seasonal passes to the RV resort would be sold with the
stipulation that the site could be occupied a maximum of nine months of a calender year.
For analysis purposes in this SEIS, a 50% average occupancy (which takes into account daily
and yearly occupancy) and three people per site are assumed for the RV resort.

7 A park model RV (PMRV) is a unique trailer-type RV that is designed to provide temporary accommodations for
recreation, camping, or seasonal use. These units are designed and built to be used for recreational/camping purposes
only. They are not meant to be affixed to the property in any way, they do not improve property values in any way, and
they are neither designed nor intended by their manufacturer to be used as a permanent residences. Most PMRV owners
(67%) locate their unit within several hours of drive time from their primary residences and use them for weekend
getaways. Some owners may use them as a seasonal/temporary get-away to escape more extreme weather. (Source:
Recreation Vehicle Association.)
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Commercial Development
A 25.4-acre property located off-site, adjacent to the site’s eastern boundary, could be
developed by New Suncadia for commercial uses at some point in the future. No
development is proposed on the property at this time, and the commercial site and
development is not part of the proposed Master Site Plan. Hypothetical development of the
property is studied in this SEIS in order to understand the potential impacts of this
development, including the cumulative impacts of the development together with
development of 47° North and other vested projects in the City. While speculative, the
development assumptions for the commercial site are listed in Table 2-3. As shown, a total
of 150,000 sq. ft. of commercial uses could be developed in phases on approximately 18
acres of the property and could include a grocery store, other retail stores, restaurants, and
medical offices. A conceptual site plan has been developed to indicate a potential site
layout and the size and location of buildings. These uses could occur on lots of from 75,000
to 150,000 sq. ft. A total of 790 parking spaces could be provided. However, as stated, no
commercial development is proposed at this time.

Table 2-3
FUTURE COMMERCIAL DEVELOPMENT ASSUMPTIONS -
SEIS ALTERNATIVE 6

Potential Development Development Assumptions
Grocery Store 45,000 sq. ft.
Retail 25,000 sq. ft.
Restaurant 20,000 sq. ft.
Medical Offices 60,000 sq. ft.
Total Potential Development 150,000 sq. ft.
Developable Area? 18 acres
Potential Parking 790 spaces

Source: New Suncadia, 2020.
1Area that is not constrained (e.g., by critical areas such as steep slopes).

(See Table 2-1, Figure 2-6, and Figure 2-7, Commercial Development Conceptual Site Plan.)

Cemetery Expansion
A 13.4-acre property located in the southern portion of the site, to the west of the existing
Laurel Hill Memorial Park cemetery would be reserved for future expansion of the
cemetery; no development is proposed on the property at this time. The property would
ultimately be dedicated to the City of Cle Elum. The SEIS analyzes the general developability
of the cemetery property (e.g., the presence of constraint for development, such as critical
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areas); additional SEPA review will be required when specific development is proposed. (See
Table 2-1 and Figure 2-3.)

Project Design & Construction

The character of the overall development is intended by the Applicant to largely respond to
the site’s natural setting. By preserving large areas of open space around the Cle Elum River,
wetlands, forested slopes, and other natural features, the development is meant to blend
into the existing wooded landscape. Architectural design and materials guidelines would be
established for the residential and recreational structures. These design guidelines would be
based on those developed for other communities operated by the Applicant, but would be
specifically tailored for 47° North.

Residential & Recreational Building Design & Construction

Table 2-4 presents the design characteristics and construction technique that would be
used for the proposed residential and recreational buildings onsite. As shown, the buildings
would vary from 1,000 sq. ft. (single family homes) to 11,000 sq. ft. (clubhouse) in size;
would not exceed 50 feet in height; would be designed in contemporary to modern styles
(housing) and Pacific NW contemporary mountain style (recreational buildings); and, would
be a combination of manufactured units (all the single family and some of the multi-family
housing), conventional stick-built construction (some of the multi-family housing and the
recreational buildings), and stacked modular units (some of the multi-family housing). The

precise mix of construction types for the multi-family housing has not been determined.
Also see Figure 2-8, Single Family Residential Design Examples, Figure 2-9, Multi-Family
Residential Design Examples, Figure 2-10, Park Model RVs Design Examples, and Figure 2-
11, Recreational Building Design Examples.

Table 2-4

HOUSING & RECREATIONAL BUILDING DESIGN/CONSTRUCTION -

SEIS ALTERNATIVE 6

Building Type Size Max. Ht. Architectural Style Construction Type
(sq. ft.) (ft.)
Single Family 1,000 - 20 Contemporary to Manufactured
2,000 Modern
Multi-Family 600 - 50 Contemporary to Manufactured (1-story bldgs.); &
1,200 Modern Conventional Stick-built or Modular Units
Stacked (2- and 3-story bldgs.)
Adventure Center 3,500 50 Pacific NW Conventional Stick-built
Contemporary
Mountain
Amenity Centers 50 Pacific NW Conventi