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Meagan Hayes

From: DPoz <dpoznick11@gmail.com>
Sent: Thursday, August 12, 2021 3:38 PM
To: Planning
Subject: Fwd: 47 North

 
Cc: <mlundh@cleelum.gov>, <sharper@cleelum.gov>, <rweaver@cleelum.gov>, <mholz@cleelum.gov>, 
<bwilliams@cleelum.gov>, <jmcgowan@cleelum.gov>, <jglondo@cleelum.gov>, <kratliff@cleelum.gov> 
 

First, I want to say THANK YOU for the work you are doing to support Cle Elum. I listen to the City Council meetings 
online and find them very informative. 
 
I also want to share my concerns about the proposed 47 North development. If it were 1/4 the size, I wouldn't take 
issue, but given all the growth in the city, I'm afraid we don't and won't have the infrastructure to support so many new 
residents. With Sean Northup's new property, continued development in Suncadia, we simply can't take on 47 North.  
 
I do not support Sun Communities current plans, but would be open to a much smaller community that could grow once 
we have more infrastructure built.  
 
Thank you! 
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Meagan Hayes

From: Jenny McKeefry <jennymckeefry@gmail.com>
Sent: Thursday, August 12, 2021 3:02 PM
To: Planning
Cc: Beth Williams; jglobdo@cleelum.gov; Jay McGowan; Ken Ratliff; Mickey Holz; Matthew Lundh; Ruston 

Weaver; Steven Harper
Subject: 47 Degrees North

I’m writing in regard to the planned 47 Degrees North project. I have many concerns about this planned community, 
particularly the size and scope. I do not see how our current schools, roads, amenities and other infrastructure can 
possibly support this type of development. I’ve lived in Washington for 32 years and have seen the exact same fast 
growth literally destroy communities. It happened in Kirkland, Redmond, Issaquah, Sammamish, Bellevue, Woodinville, 
Maple Valley, Renton and on and on. Roads become a traffic nightmare, schools are overcrowded before they even 
open and crime rises.  
 
I’ve experienced all of this firsthand and it saddens me to see the same thing happen to our small mountain community. 
In addition, upon researching Sun Communities prior developments, it doesn’t appear that they are well‐maintained in 
the long term.  
 
It is my hope that this massive project can be downsized to a much more reasonable footprint and that the 
infrastructure and necessary amenities can be added as it’s built. There is no way we can currently support such a large 
endeavor.  
 
I’m asking the City of Cle Elum and those in charge to please reconsider the size and scope of 47 Degrees North as it is 
currently planned. It is my opinion, based on experience, that it will adversely effect our area for many years to come.  
 
Thank you for your consideration.  
 
Jennifer McKeefry 
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Meagan Hayes

From: Gayla Barton <gaylab83164@gmail.com>
Sent: Thursday, August 12, 2021 1:29 PM
To: Planning
Subject: 47 degree North

This development is the worst plan ever!!! How can our area support this many more homes, we don't have the 
infrastructure for this. One grocery store, strain on an already small police department. Roads need repairs and this 
many more homes will just add to it.  Increase in traffic, restaurants and businesses too crowded!  More people means 
more crowding at the lake and campgrounds and more garbage! Most people were thinking it's time for a building 
moretorium, not a huge development like this. Pleas don't allow this mega development to occur here. Send it further 
East someplace. Don't ruin the beautiful forest please. Thank you 
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Meagan Hayes

From: Stacy S <sittons@hotmail.com>
Sent: Thursday, August 12, 2021 1:03 PM
To: Planning
Subject: 47 Degrees North

Hello! 
 
I am writing as a request to truly review and study the potential impact of a large project moving into the area. The 
areas of concern are: 
Traffic mitigation 
Emergency service/police staffing 
Overpopulation vs. police department staff How the influx of people will effect roads, grocery store(s), and growth 
patterns in and around the area.  
How will the demand/population and traffic be handled to and from freeway, and within city limits? 
 
I know this is an ongoing debate within the community, so these things need to be addressed so those citizens who 
currently live here aren’t pushed out by the influx of massive growth. 
 
Thank you for your attention and time to reading this! 
 
Stacy Sitton 
241 Juniper Lane 
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Meagan Hayes

From: Seth R <sethvdci@gmail.com>
Sent: Thursday, August 12, 2021 12:59 PM
To: Planning
Subject: 47 Degrees north

As a lifelong resident of this community I am opposed to the idea of a development like this.  
   The traffic even on weekdays now is out of control. The town is growing into something completely different than it 
used to be in the past. When I graduated high school here I stayed and got married and had children that I wanted to 
raise here. But if a development like this is going to be allowed then it is going to force people with roots and family out 
of this beautiful place.  I can’t even find a spot on the river to take my kids on a weekday anymore without 30 cars there. 
It will also bring property taxes up to a place even more out of control than it already is and the lifelong residents will be 
forced out. Not to mention what it will do to the impact of local recreation and wildlife. 
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Meagan Hayes

From: louamadio@hotmail.com
Sent: Thursday, August 12, 2021 5:35 PM
To: Planning
Cc: Jay McGowan; John Glondo; Ken Ratliff; Beth Williams; Mickey Holz; Steven Harper; Matthew Lundh; 

Ruston Weaver
Subject: 47 Degrees North Development feedback

To Whom it may concern, 
I’m writing you today about the 47 Degrees North Development. I wish to register my dissatisfaction with this 
development. I believe that this development will radically alter the economics of Cle Elum, increasing the number of 
transient people, and create economic pressures for existing residents due to gentrification and outside money. 
 
I ask that the planning and city consider restricting the number of units and use of this area.  
 
Specifically, I’d ask for: 

 Reduce the RV/Glamping spaces by half. 

 Restrict the number of rentals 

 Disallow AirBnB within the area 

 Allow all Cle Elum residents access to parks 

 Have the developers pay for expansion of ingress and egress into Cle Elum – for example, adding an 
onramp/offramp on upper peoh point road to i‐90, and add eastbound offramp at exit 84.  

 
Cle Elum’s charm is the people and community. Creating “hotspots” and tourism can devastate the charm. Please 
proceed with caution. 
 
Thank you, 
Lou 
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Meagan Hayes

From: Planning
Sent: Monday, August 16, 2021 11:24 AM
To: Kathi Swanson; Meagan Hayes
Subject: FW: 47 Degrees North Major Amendment

 
 

From: andrea presler <apresler2002@yahoo.com>  
Sent: Monday, August 16, 2021 11:10 AM 
To: Planning <planning@cleelum.gov> 
Cc: Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; 
Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; 
Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47 Degrees North Major Amendment 
 
 
City of Cle Elum - Mayor, City Council members, Planning Department, 

Re: 47 Degrees North Major Amendment proposal 
 
I am writing to provide the city with my very strong concerns about the Sun Communities 47° North proposal 
for the Bullfrog flats property.  The proposed manufactured home / RV community: 
 
    - is not in character with the City of Ce Elum or the upper valley (a fundamental requirement of the current 
zoning for the property), 
 
   - would create a new and separate private tourist resort and not a natural extension of city neighborhoods as 
originally envisioned/required by city zoning and current approvals, 
 
    - is in its entirety a private business not a neighborhood (no lots will be created or sold, all spots will be 
leased, and the project will be private), wholly owned by a large out-of-state publically traded corporation who's 
fiduciary duty is to its shareholders, 
 
    - provides no significant benefits to upper valley residents and tax payers, but 
 
    - will create serious and significant impacts on roads, police, fire, schools, emergency services, hospitals 
and other public services that can't (or won't) be fully mitigated by the developer, and therefore, 
 
    - will create extensive traffic congestion and gridlock conditions and an overall reduction in levels of service 
of upper county services which will require public expenditures and increased upper county taxes to pay for, 
essentially a subsidy for a private business, 
 
   -will put our community’s lives at greater risk of being injured or killed by catastrophic fire due to gridlock in 
an area where we see substantial gridlock every weekend, 
 
   - will continue to promote unsustainable development at a time when we need to focus on sustainability at all 
levels in response to climate change, 
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  - will continue to displace native habitat and wildlife that are already struggling with unfettered development 
and impacts to our natural areas from rampant building of “McMansions” with huge footprints throughout 
Suncadia, Tumble Creek and other areas in the upper Kittitas, 
 
  -will continue to cater to the needs of the wealthy elite rather than working people of this community, 
 
    - Denial of the Sun Communities proposal would not take away or reduce underlying property rights.  The 
original underlying zoning approval would still allow development of this site, just not as a private 
resort/manufactured home community. 
 
For all of these reasons, and others, I implore the City to DENY this proposed major amendment and retain the 
current approved land use for the property. 
 
Respectfully, 
 
Andrea Presler 
307 W. Arizona Ave.  
Roslyn, WA 98941 
 
 
Sent from Mail for Windows 
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Meagan Hayes

From: Planning
Sent: Monday, August 16, 2021 10:58 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 Degrees North Major Amendment

 
 

From: Jon Herman <stratoonist@yahoo.com>  
Sent: Monday, August 16, 2021 10:51 AM 
To: Planning <planning@cleelum.gov> 
Cc: mcgowan@cleelum.gov; John Glondo <jglondo@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; Beth Williams 
<bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; Matthew Lundh 
<mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47 Degrees North Major Amendment 
 
To the City of Cle Elum - Mayor, City Council members, Planning Department, 
 
Re: 47 Degrees North Major Amendment proposal 
 
I am writing to express my very strong concerns about the Sun Communities 47° North proposal for the Bullfrog flats 
property. As a long time resident of Kittitas County (41 years) and Roslyn (15 years), I have grave concerns about the 
impacts of the 47 Degrees North development on our quality of life, on the landscape and wildlife, infrastructure, and 
economy. 
 
The proposed manufactured home / RV community: 
- is not in character with the City of Cle Elum, Roslyn, or the upper valley (a fundamental requirement of the current 
zoning for the property), 
 
- would create a new and separate private tourist resort and not a natural extension of city neighborhoods as originally 
envisioned/required by city zoning and current approvals, 
 
- is in its entirety a private business not a neighborhood (no lots will be created or sold, all spots will be leased, and the 
project will be private), wholly owned by a large out-of-state corporation who's fiduciary duty is to its shareholders, with no 
interest in or concern for local communities. 
 
- provides no significant benefits to upper valley residents and tax payers, but . . . 
 
- will create serious and significant impacts on roads, police, fire, schools, emergency services, hospitals and other public 
services that can't (or won't) be fully mitigated by the developer, and therefore, 
 
- will create extensive traffic congestion and gridlock conditions (which already exist due to tourism) and an overall 
reduction in levels of service of upper county services which will require public expenditures and increased upper county 
taxes to pay for, essentially a subsidy for a private business, 
 
- Denial of the Sun Communities proposal would not take away or reduce underlying property rights. The original 
underlying zoning approval would still allow development of this site, just not as a private resort/manufactured home 
community. 
For all of these reasons, and others, I urge the City to DENY this proposed major amendment and retain the current 
approved land use for the property. 
 
Sincerely, 
 
Jon Herman 
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103 East Nevada Ave, 
Roslyn, WA 98941 
509-260-1653 
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Meagan Hayes

From: Planning
Sent: Monday, August 16, 2021 10:10 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 Degrees North Public Comments

 
 

From: Garrett Silver <gsilver42@yahoo.com>  
Sent: Monday, August 16, 2021 10:03 AM 
To: Planning <planning@cleelum.gov> 
Cc: Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; 
Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; 
Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47 Degrees North Public Comments 
 
To the City of Cle Elum, 
 
I want to express my concern for the proposed Bullfrog Flats updates to the comprehensive plan. Having participated in 
comp plan updates in the past, and having formerly chaired the Roslyn Planning Commission, I support local infill but feel 
it must occur within the character and goals of the community. I have the following concerns with the 47 Degrees North 
proposal: 

 * The proposed development is not in the character of upper Kittitas County. 

 * The proposed development would create a new and separate private tourist resort and not a natural extension of city 
neighborhoods as originally envisioned/required by city zoning and current approvals. 

 * The ownership structure of the manufactured homes does not promote the economics of citizens of the county. Owning 
a depreciating manufactured home without having ownership of the property would result in economics that perpetuate 
economic class divides and hinder citizens' abilities to growth net worth over time. While the value of the lease may 
increase over time with inflation, the primary benefits of ownership will accrue to a private business, wholly owned by 
a large out-of-state publicly traded corporation whose fiduciary duty is to its shareholders, not the community. 

* The ownership structure will not provide a strong tax base for the city. This would erode Cle Elum's ability to provide 
services to the citizens of the full township. 

* Related, the proposed development would create serious and significant impacts on roads, police, fire, schools, 
emergency services, hospitals and other public services that are unlikely to be fully mitigated by the developer, and 
therefore, will require public expenditures and increased upper county taxes to pay for, essentially a subsidy for a private 
business. 

* Denial of the Sun Communities proposal would not take away or reduce underlying property rights.  The original 
underlying zoning approval would still allow development of this site, just not as a private resort / manufactured home 
community. 

* The proposed development occurs close to the river, which is an important area for fish and wildlife. 
  
Sincerely, 
Garrett Silver 
Homeowner at 302 W California Ave, Roslyn, WA 98941 
Primary Residence at 3047 35th Ave W, Seattle, WA 98199 
Proud 1989 Cle Elum / Roslyn High School graduate! 
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Meagan Hayes

From: Planning
Sent: Monday, August 16, 2021 7:36 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 degrees north project 

 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Tad Brockway <tadbrockway@hotmail.com>  
Sent: Sunday, August 15, 2021 4:38 AM 
To: Planning <planning@cleelum.gov> 
Subject: 47 degrees north project  
 
Hi, 
 
I own several properties in Cle Elum and Roslyn and this is our home. While I am supportive of affordable housing in the 
community, I am not supportive of this project for a variety of reasons.  
 
I have not heard of anyone in the community being supportive either.  
 
Have you done any analysis of the sentiments of your constituency in this regard? Are alternatives to this project being 
considered? 
 
‐Tad   
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Meagan Hayes

From: Planning
Sent: Monday, August 16, 2021 7:34 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 Degrees North Public Comment

 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Brandon Ashley Gmail <brandon.ashley747@gmail.com>  
Sent: Sunday, August 15, 2021 4:15 AM 
To: Planning <planning@cleelum.gov>; Jay McGowan <jmcgowan@cleelum.gov> 
Subject: 47 Degrees North Public Comment 
 
Hi, 
As a resident of Cle Elum I wanted to chime in on my concerns for the 47 Degree North project. 
 
Can our community handle another develop this large? Where’s the water coming from? How are our schools going to 
handle an influx of students? Expand? Who’s going to pay for the expansion? Who’s going to pay for additional police, 
fire, medical, government expansion?  Taxes? Are we increasing taxes on the current residents who are already being 
priced out of our homes?  Can SR903 handle the influx of traffic and how about Douglas Munro Blvd? Until there’s 
another grocery store, all those people are going to cut through these current neighborhoods between 903 and 1st. 
Wasn’t Suncadia suppose to build a community center or rec center and that hasn’t happened yet?  
 
The RV park is a good idea especially if they could set up something with the Horse Park to better accommodate horse 
trailers with Living Quarters and a direct trail to the park for shows and events. The manufactured houses is where 
there’s concern. It seems more like a glorified trailer park, you don’t own your land and have to pay rent for your space? 
What keeps 47 Degrees from raising rates too much? Are they looking for vacationers or residents? Are there going to 
be HOAs like Suncadia? How about more green space between lots so it’s more like Suncadia vs the DR Horton houses 
that were just crammed in off 903. 
 
Thank you for your time and I hope the city makes the best decision for its current residents. 
 
Sincerely, 
Brandon Ashley 
509‐859‐1101 
 
Sent from my iPhone 
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Meagan Hayes

From: Planning
Sent: Monday, August 16, 2021 7:34 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 Degrees Amendment

 
 

From: Jane Culliton <djculliton@icloud.com>  
Sent: Saturday, August 14, 2021 6:23 PM 
To: Planning <planning@cleelum.gov> 
Cc: Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; 
Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; 
Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47 Degrees Amendment 
 
 

City of Cle Elum - Mayor, City Council members, Planning Department, 
 

Re: 47 Degrees North Major Amendment proposal 
 
I am writing to provide the city with my very strong concerns about the Sun Communities 
47° North proposal for the Bullfrog flats property.  The proposed manufactured home / RV 
community: 
 
    - is not in character with the City of Ce Elum or the upper valley (a fundamental 
requirement of the current zoning for the property), 
 
   - would create a new and separate private tourist resort and not a natural extension of 
city neighborhoods as originally envisioned/required by city zoning and current approvals, 
 
    - is in its entirety a private business not a neighborhood (no lots will be created or sold, 
all spots will be leased, and the project will be private), wholly owned by a large out-of-
state publically traded corporation who's fiduciary duty is to its shareholders, 
 
    - provides no significant benefits to upper valley residents and tax payers, but 
 
    - will create serious and significant impacts on roads, police, fire, schools, emergency 
services, hospitals and other public services that can't (or won't) be fully mitigated by the 
developer, and therefore, 
 
    - will create extensive traffic congestion and gridlock conditions and an overall reduction 
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in levels of service of upper county services which will require public expenditures and 
increased upper county taxes to pay for, essentially a subsidy for a private business, 
 
    - Denial of the Sun Communities proposal would not take away or reduce underlying 
property rights.  The original underlying zoning approval would still allow development of 
this site, just not as a private resort/manufactured home community. 
 
For all of these reasons, and others, I implore the City to DENY this proposed major 
amendment and retain the current approved land use for the property. 
  

Respectfully, 
Jane Culliton 



12

Meagan Hayes

From: Planning
Sent: Monday, August 16, 2021 7:30 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47° North

 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Donna McCaslin <northshorecap@msn.com>  
Sent: Friday, August 13, 2021 2:48 PM 
To: Planning <planning@cleelum.gov> 
Subject: 47° North 
 
Good afternoon  
 
I am opposed to this entire project. 
 
Suncadia had promised affordable housing which is a critical need in our area ‐ please don’t allow this sale and 
amendment to their original plan. 
 
The modular homes on leased land is certainly not affordable and the long term future land lease cost increases for the 
residents will result in foreclosures and abandonment. Plus the real estate taxes (vs property tax on the modular home 
portion) will not support funding the essential services that such an increase in population requires — road 
infrastructure, policing, fire fighting, schools, etc.  
 
The RV park portion is also objectionable if for no other reason than the traffic ‐ over 600 camping units (of any type) 
would likely generate an additional 120 cars entering & exiting  from/to mile marker 80 on I‐90 on weekends. That alone 
would be reason to deny this project. The highway & Bullfrog Rd are already approaching excessive use.  
 
Please consider the needs of your current residents and think of the long term implications of the project ‐ this is not 
managed growth that benefits our population. Hold Suncadia to their promise of affordable housing.  
 
Donna McCaslin 
3600 Suncadia Trl 
Unit 5062  
Cle Elum, WA 98922 
425‐391‐6850 
 
A full time, permanent voting resident 
 
Sent from my iPhone 
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Meagan Hayes

From: Planning
Sent: Monday, August 16, 2021 7:33 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 Degrees North Major Amendment

 
 

From: Andrea Sweet <asweetgab@icloud.com>  
Sent: Saturday, August 14, 2021 3:39 PM 
To: Planning <planning@cleelum.gov>; Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; 
Ken Ratliff <kratliff@cleelum.gov>; Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven 
Harper <sharper@cleelum.gov>; Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47 Degrees North Major Amendment 
 
 
City of Cle Elum ‐ Mayor, City Council members, Planning Department, 
 
Re: 47 Degrees North Major Amendment proposal 
 
I am writing to provide the city with my very strong concerns about the Sun Communities 47° North proposal for the 
Bullfrog flats property. 
 
The proposed manufactured home / RV community: 
 
    ‐ is not in character with the City of Ce Elum or the upper valley (a fundamental requirement of the current zoning for 
the property), 
 
   ‐ would create a new and separate private tourist resort and not a natural extension of city neighborhoods as originally 
envisioned/required by city zoning and current approvals, 
 
    ‐ is in its entirety a private business not a neighborhood (no lots will be created or sold, all spots will be leased, and 
the project will be private), wholly owned by a large out‐of‐state publically traded corporation who's fiduciary duty is to 
its shareholders, 
 
    ‐ provides no significant benefits to upper valley residents and tax payers, but 
 
    ‐ will create serious and significant impacts on roads, police, fire, schools, emergency services, hospitals and other 
public services that can't (or won't) be fully mitigated by the developer, and therefore, 
 
    ‐ will create extensive traffic congestion and gridlock conditions and an overall reduction in levels of service of upper 
county services which will require public expenditures and increased upper county taxes to pay for, essentially a subsidy 
for a private business, 
 
    ‐ Denial of the Sun Communities proposal would not take away or reduce underlying property rights.  The original 
underlying zoning approval would still allow development of this site, just not as a private resort/manufactured home 
community. 
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For all of these reasons, and others, I implore the City to DENY this proposed major amendment and retain the current 
approved land use for the property. 
 
Respectfully, 
 
Andrea Sweet 
305 N A Street (PO Box 1077) 
Roslyn, WA 
 
asweetgab@icloud.com 
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Meagan Hayes

From: Planning
Sent: Monday, August 16, 2021 7:33 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 Degrees North

 
 

From: Victoria <victoria.jarvis@gmail.com>  
Sent: Saturday, August 14, 2021 5:56 PM 
To: Planning <planning@cleelum.gov> 
Cc: Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; 
Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; 
Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47 Degrees North 
 
To whom it may concern, 
I am writing in response to the 47 Degrees North Project and Notice of Proposed Major Modification. I work in Cle Elum 
and live in Roslyn. I honestly can't believe this project is still being considered. The majority of people who live in upper 
county do so because they want to live in a small rural community in respite from developments like this. Another 
private community does not align with the community and values of those of us that actually work and live in upper 
Kittitas County full time. Additionally, we do not need more people here. We don't even have the basic infrastructure for 
the people who do live here! What will happen when we have to deal with our community evacuating for a wildfire? If 
cars back up from exit 80 to the Sportland roundabout on any given Sunday, imagine what that would look like if we 
added more than 1,000 more people here. Not only is the project simply unwanted, it will truly be a danger to our 
community when we are inevitably faced with a situation like that.  
 
Please please please I urge you to do right by the residents of upper county and stop this project.  
 
Sincerely, 
Victoria Jarvis 
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Meagan Hayes

From: Planning
Sent: Tuesday, August 17, 2021 8:10 AM
To: Meagan Hayes; Kathi Swanson
Cc: Meagan Hayes
Subject: FW: 47 Degrees North Major Amendment

Follow Up Flag: Follow up
Flag Status: Flagged

 
 

From: Leah Hadfield <lrkhadfield@yahoo.com>  
Sent: Monday, August 16, 2021 5:02 PM 
To: Planning <planning@cleelum.gov> 
Subject: 47 Degrees North Major Amendment 
 
Please add the following comments to the public record in regards to the 47 Degrees North Major Amendment. 
 
I have very strong concerns about the Sun Communities 47° North proposal for the Bullfrog Flats property. The City of 
Cle Elum is responsible to the entire Upper Kittitas County in consideration of the primary, secondary, and tertiary 
effects that would radiate for many years to come if approved. But I cannot recommend that you approve the proposed 
manufactured home/RV community because it: 
 
    ‐ is not in character with the City of Ce Elum or the upper valley (a fundamental requirement of the current zoning for 
the property), 
 
   ‐ would create a new and separate private tourist resort and not a natural extension of city neighborhoods as originally 
envisioned/required by city zoning and current approvals, 
 
    ‐ is in its entirety a private business not a neighborhood (no lots will be created or sold, all spots will be leased, and 
the project will be private), wholly owned by a large out‐of‐state publically traded corporation who's fiduciary duty is to 
its shareholders, 
 
    ‐ provides no significant benefits to upper valley residents and tax payers, but 
 
    ‐ will create serious and significant impacts on roads, police, fire, schools, emergency services, hospitals and other 
public services that can't (or won't) be fully mitigated by the developer, and therefore, 
 
    ‐ will create extensive traffic congestion and gridlock conditions and an overall reduction in levels of service of upper 
county services which will require public expenditures and increased upper county taxes to pay for, essentially a subsidy 
for a private business, 
 
    ‐ Denial of the Sun Communities proposal would not take away or reduce underlying property rights.  The original 
underlying zoning approval would still allow development of this site, just not as a private resort/manufactured home 
community. 
 
For all of these reasons, and others, I urge the City to DENY this proposed major amendment and retain the current 
approved land use for the property. 
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Respectfully, 
 
Leah Hadfield 
125 5th Street, Roslyn, WA 
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Meagan Hayes

From: Planning
Sent: Tuesday, August 17, 2021 8:10 AM
To: Meagan Hayes; Kathi Swanson
Cc: Meagan Hayes
Subject: FW: 47 Degrees North comment

Follow Up Flag: Follow up
Flag Status: Flagged

 
 

From: Lauren Segarra <laureneosegarra@gmail.com>  
Sent: Monday, August 16, 2021 5:43 PM 
To: Planning <planning@cleelum.gov> 
Subject: 47 Degrees North comment 
 
Hello, 
 
I am sad to hear that the revised plan still includes a huge RV resort. The small communities of Roslyn, Ronald, and Cle 
Elum are already overrun by vacationers during the summer and shoulder seasons, not to mention the snowmobilers in 
the winter. I am imagining even more traffic along Bullfrog, Exit 80, and even more congestion at the Cle Elum Safeway. 
 
If any of these plans move forward, I think that the RV resort idea should be done away with. There is hardly enough 
affordable housing in Kittitas County, and housing prices continue to rise. The proposed 50 units of "affordable/low 
income housing" are simply not enough for the amount of local people who are being priced out of their hometown. 661 
RV spaces is gigantic. With the few restaurants and bars that are already packed on any given summer night, how will 
this influx of tourists aid in any of the already existing overcrowding issues that Upper KittCo already deals with?  
 
I am all for affordable housing construction. I am interested in the trails and public spaces that are slated to be 
preserved, however, even more disturbance and forest removal along Bullfrog Road will be detrimental to the small 
towns that are further upvalley. It is obvious that there are very real concerns involving safe ingress/egress from 
Ronald/Roslyn in the case of an emergency such as a wildfire. There is basically only one road out (903). With even more 
congestion blocking the one road of egress, how will that solve these preexisting safety concerns that are deeply 
disturbing for Upper County residents? Solutions to these issues need to be addressed first before creating any more 
development in the area.  
 
Please either shrink the size of the RV park or do away with it. Please do not bring even more congestion to the small, 
peaceful communities of Upper County.  
 
Thank you.  
 
 
Lauren Segarra 
 
8171 SR 903 
Ronald, WA 
98940 
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Meagan Hayes

From: Planning
Sent: Tuesday, August 17, 2021 8:10 AM
To: Meagan Hayes; Kathi Swanson
Cc: Meagan Hayes
Subject: FW: 47 Degree North Project

Follow Up Flag: Follow up
Flag Status: Flagged

 
 

From: Charlene Kauzlarich <charlene.kauzlarich@gmail.com>  
Sent: Monday, August 16, 2021 8:21 PM 
To: Planning <planning@cleelum.gov> 
Subject: 47 Degree North Project 
 
To City of Cle Elum and its Council Members: 
 
It appears you are ready to put the stamp of approval on the new development off of I‐90 and Bullfrog Flats.  But before 
you do so, I have concerns about what this development will do to our area: 
 
1.  WATER ‐ Our area already has a shortage of water access.  How can you justify providing new water access to the 
hundreds of new users this development will bring?  Where are you going to draw this water from?  It most definitely 
will impact our existing water supply and not in a positive way! 
 
2.  GROCERIES ‐ Our one grocery store, which has the highest prices in the state, is already packed to the hilt with 
shoppers.  Many of the locals already find it necessary to shop for groceries out of town.  The addition of hundreds of 
new homes in the proposed development will only make our shopping situation worse.   
 
3.  TRAFFIC ‐ Having lived on Highway 903 for 50 years, I can attest to the fact that its traffic has grown exponentially 
over the years.  The addition of hundreds of new residents with access to this road on a daily basis is unthinkable, as 
there's too much traffic on it already. 
 
I hope you will take these concerns seriously before making any final decision on approval.  I believe the planned 
development will have a serious negative effect on our community. 
 
Charlene Kauzlarich 
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Meagan Hayes

From: Planning
Sent: Tuesday, August 17, 2021 12:46 PM
To: Meagan Hayes; Kathi Swanson
Cc: Meagan Hayes
Subject: FW: 47 Degrees North Major Amendment

Follow Up Flag: Follow up
Flag Status: Flagged

 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: kristin karns <karnskristin@gmail.com>  
Sent: Monday, August 16, 2021 11:51 AM 
To: Planning <planning@cleelum.gov> 
Cc: Jay McGowan <jmcgowan@cleelum.gov> 
Subject: 47 Degrees North Major Amendment 
 
 
 
City of CleElum‐ Mayor, City Council members, Planning Department As members of the upper county and a residents of 
the City of Roslyn we are deeply concerned about the 47 Degrees North Proposal.  We believe this would create a new 
and separate private resort and eliminate the opportunity for a natural extension of city neighborhoods as originally 
envisioned by the city zoning.  This is an entirely private business not a neighborhood.  It provides no specific benefits to 
the upper valley, and will create serious and significant impacts on roads, fire, schools, emergency services, hospitals, 
and other public services which will not be fully mitigated by the developer.  
It will create extensive traffic congestion and gridlock especially on the weekends and holidays, and effect the upper 
county citizens to respond to fire and other emergencies.  This also require public expenditures and increase the taxes of 
the residents of upper county. 
 
We implore the City of Cle Elum to DENY this proposal and retain the current approved land use for the property.             
Sincerely,  Scott & Kristin Karns  
 
Sent from my iPad 
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Meagan Hayes

From: Planning
Sent: Thursday, September 9, 2021 7:31 AM
To: Meagan Hayes; Kathi Swanson; Jay McGowan; John Glondo; Ken Ratliff; Beth Williams; Mickey Holz; 

Steven Harper; Matthew Lundh; Ruston Weaver
Subject: FW: 47 North

 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Ed Gere <gereedwin@yahoo.com>  
Sent: Wednesday, September 8, 2021 5:24 PM 
To: Planning <planning@cleelum.gov> 
Subject: 47 North 
 
Stop this ridiculous project once and for all. This county and the city of Cle Elum can't take care of what they have now 
without adding more to it. This 47 North crap is nothing more than big conglomerate wanting to make Kittitas County as 
expensive to live in as King County....AND just as crowded, making taxes increase and driving up the cost of everything 
else. I find it amazing that all of a sudden there are all these water rights available to these outfits when water rights 
have not be available even to individuals for quite a few years.  
Neither this county NOR the city of Cle Elum can take care of current streets and roads, much less the added traffic this 
47 N would cause. The state is funding the addition of another lane each direction on I‐90 (or I should say, the people 
are funding), which is already inadequate for the amount of traffic using I‐90 ‐ especially weekends and holidays.  
STOP 47 NORTH!! 
Ed Gere 
110 W 6th St 
Cle Elum, WA 
 
Sent from my iPad 
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Meagan Hayes

From: Planning
Sent: Thursday, September 9, 2021 7:35 AM
To: Meagan Hayes; Kathi Swanson; Jay McGowan; John Glondo; Ken Ratliff; Beth Williams; Mickey Holz; 

Steven Harper; Matthew Lundh; Ruston Weaver
Subject: FW: Stop 47 degrees north

 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Bryce <bassist23@yahoo.com>  
Sent: Wednesday, September 8, 2021 8:00 PM 
To: Planning <planning@cleelum.gov> 
Subject: Stop 47 degrees north 
 
Dear planning committee and city of Cle Elum  
 
By now you have heard the concerns of the community regarding the proposed site at 47° north.    It does not seem to 
be in our communities interest to foist this much infrastructure pressure on a community that is not in support of such 
growth by a private company that does not wish to contribute in a meaningful way to this infrastructure improvement.    
The community is not prepared for this type of development and it will have a negative impact on our way of life for 
generations to come.   I’m also quite concerned about the increase draw on the already stressed water table by nearly 
doubling our cities size in such a short period of time.    I sincerely urge you to put at least a meaningful pause on this 
until all angles can be considered 
 
Sincerely  
Bryce Van Parys 
Ronald, WA 
 
 
Sent from my iPhone 
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Meagan Hayes

From: Planning
Sent: Thursday, September 9, 2021 7:37 AM
To: Meagan Hayes; Kathi Swanson; John Glondo; Ken Ratliff; Beth Williams; Mickey Holz; Steven Harper; 

Matthew Lundh; Ruston Weaver
Subject: FW: 47 Degrees North

 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Kathi Masterson <kmastersonce@gmail.com>  
Sent: Wednesday, September 8, 2021 9:47 PM 
To: Lucy Temple <ltemple@cleelum.gov> 
Subject: 47 Degrees North 
 
Thank you for your attention. I would just like to piggy back on the letters published in the Tribune on August 19, 2021. 
They say it all. Also it would be wonderful to somehow keep the 75 acres near the Horse Park. Respectfully ‐ Kathleen 
Masterson 
381 Masterson Road, Cle Elum 
 
Sent from my iPad 
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Meagan Hayes

From: Planning
Sent: Thursday, September 9, 2021 7:38 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 Degree North Project - public comment

 
 

From: Will Haag <willhaag22@gmail.com>  
Sent: Wednesday, September 8, 2021 10:02 PM 
To: Planning <planning@cleelum.gov> 
Cc: John Glondo <jglondo@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; Beth Williams <bwilliams@cleelum.gov>; 
Mickey Holz <mholz@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; Matthew Lundh <mlundh@cleelum.gov>; 
Ruston Weaver <rweaver@cleelum.gov>; Jay McGowan <jmcgowan@cleelum.gov>; Stephanie Haag 
<stephanierosehaag@gmail.com> 
Subject: Re: 47 Degree North Project ‐ public comment 
 
Concerned, 
 
  I would simply like to add my voice to the cacophony of opinions who are against the content and nature of the 
proposed amendments to the Bullfrog Flats Master Site Plan. 
Simply stated, the "cons" far outweigh any "pros" associated with the changes requested by the 47 Degree North 
project.  I am a proponent of growth and development in our area, but not this kind of growth.  Hundreds of co‐located 
manufactured homes and hundreds of co‐located RV units will inevitably negatively impact the character of our town 
and community at large.  My family and I intentionally live inside City limits.  The proposed changes would irrevocably 
alter the essence of Cle Elum to our own detriment.  Please reread the comments listed in the Tribune from the August 
23rd City Council meeting.  Or, reread the comments my wife made in her email to you on the 26th of August. Either 
way, you will understand the core of my questions, concerns, and fears associated with this opportunity to do what's 
best for Cle Elum.  
 
Thank you for all you do.  Thank you for taking the time to listen.  Thank you for making the best decision(s) for the 
future of our community. 
 
Sincerely, 
 
Will Haag 
 
1604 Marian Drive 
 
On Thu, Aug 26, 2021 at 12:01 PM Stephanie Haag <stephanierosehaag@gmail.com> wrote: 

City Council and Planning Commission,  
 
Thank you for taking time to request and review public comments regarding the 47 Degree North Proposal. My 
comments are in response to the Sun Communities master site plan modifications request found here 
(https://cityofcleelum.com/city‐services/administrative‐services/public‐notices/proposed‐47‐north‐
project/?fbclid=IwAR3wF8s1lT_oEnOHtJCDNsWb7TKTGtAb0l8WzYyWLLfmqwbbEP‐9xPz90oY).  
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I enjoy our small town and all the benefits small town living has to offer. I am not afraid of change or growth and 
recognize it to be a healthy part of any community. I do have concerns about the speed at which we are growing and 
most of my comments will reflect questions about how we will manage the growth. 
 
Positive Aspects of the Proposal: 
I am pleased to see that the proposal includes public access to trails, cemetery expansion, 7.5 acres dedicated to 
affordable housing, and the pay‐for‐use amenities to be available for all. I also like the business park allocation and 
open space.  
 
THREE Major Concerns: 
1. Infrastructure is a major concern of mine as our town considers this amount of growth within city limits. Point 8 on 
the proposal states that some construction will take place to improve infrastructure, but I worry that it will not be 
enough. Our sewer and water system, for example, are already beyond capacity and need to be replaced. Adding over 
1,000 new units will undoubtedly make this problem worse. I highly encourage the City and City Council to require 
specifics of what these improvements will be and to carefully measure if they will meet the needs of our current and 
future residents. I hold similar concerns in regards to roads, public school capacity, recycle center capacity, and other 
such infrastructure.  
 
2. The construction of 673 manufactured homes will help provide an option to purchase a home (versus rent) in this 
frenzied home buying market. However, manufactured homes are more difficult for good loan options, more difficult 
for finding good insurance, and do not retain their value like traditional homes. Dedicating such a large amount of 
homes in Cle Elum to be designated as manufactured may not benefit our residents as much as it appears at first 
glance.  
 
3. I have serious reservations about the development of 661 RV spots. Will these be tourist (in and out) style units? Or 
permanent residents? Both have negative impacts. Tourist style units would help local businesses, but hurt traffic, 
infrastructure, create waste, increase fire risk (locals tend to be more careful than our in‐and‐out visitors), and so on. 
Permanent RV units can lead to decreased home values and damaged RVs that are no longer moveable. These units are 
often unsafe when heat sources break and improper repairs are performed. If there were fewer RV spots in the 
proposal, I would feel a lot more comfortable. But over 600 RV units is simply too many to properly maintain the area. 
 
Overall, I support growth and development. However, the sheer number of units is alarming to me. I am very 
concerned what the 47 Degree North community will look like 10 years after these units are completed. And equally 
concerned with how our infrastructure will be impacted. I encourage City Council to get specific details in writing as 
part of the agreement before moving forward as well as seriously consider limiting the number of RV and 
manufactured units.  
 
Thank you again for reviewing comments from current Cle Elum residents.   
 
Stephanie Haag 
1604 Marian Drive, Cle Elum 
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Meagan Hayes

From: Planning
Sent: Thursday, September 9, 2021 7:38 AM
To: Meagan Hayes; Kathi Swanson; Jay McGowan; John Glondo; Ken Ratliff; Beth Williams; Mickey Holz; 

Steven Harper; Matthew Lundh; Ruston Weaver
Subject: FW: Proposed 47 Degrees North

 
 

From: Linda Cooper <lindapizza@yahoo.com>  
Sent: Thursday, September 9, 2021 6:57 AM 
To: Planning <planning@cleelum.gov> 
Subject: Proposed 47 Degrees North 
 
I am writing in opposition to the 47 Degrees North proposal in our community. This development will tax our already 
stretched infrastructure past its limit and reduce our quality of life.  
 
Our roads, schools, grocery store, fire, police, and other services are already insufficient for the population. Who is 
paying for the increased needs of this development? 47 Degrees North is not, so it is clear that our community will be 
doing that as the negative impacts to our quality of life will abound. This is a losing proposition for members of this 
community. 
 
I add my voice to the greater Cle Elum community in opposition to this development. 
 
Sincerely, 
 
Linda Cooper 
500 W. Pacific 
Ronald, WA 98940 
509‐294‐2564 
 
 

Sent from Yahoo Mail on Android 



1

Meagan Hayes

From: Planning
Sent: Wednesday, September 8, 2021 7:46 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 Degrees North Major Amendment Proposal

 
 

From: P KK <paulina.j.kurtz@gmail.com>  
Sent: Tuesday, September 7, 2021 6:31 PM 
To: Planning <planning@cleelum.gov>; Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; 
Ken Ratliff <kratliff@cleelum.gov>; Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven 
Harper <sharper@cleelum.gov>; Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47 Degrees North Major Amendment Proposal 
 

City of Cle Elum – Mayor, City Council members, Planning Department, 

Re: 47 Degrees North Major Amendment proposal 

 

Everything in this letter is on point. I would add that it is shameful that financial gain for a developer is 
being considered over the quality of life in Cle Elum and the surrounding areas.  Please don't be 
those people, don't be on the wrong side of the legacy of this beautiful area in which we live. Give 
deep thought to the voices of your community. I also understand that you have received a number of 
the following so-called form letters sent in protest. I urge you not to discount them. Many people do 
not know how to articulate their feelings and concerns so they don't comment. This form assists those 
in making their voices heard.  

I am writing to provide the city with my very strong concerns about the Sun Communities 47° North 
proposal for the Bullfrog flats property.  The proposed manufactured home / RV community: 

 
    – is not in character with the City of Ce Elum or the upper valley (a fundamental requirement of the 
current zoning for the property), 
   – would create a new and separate private tourist resort and not a natural extension of city 
neighborhoods as originally envisioned/required by city zoning and current approvals, 
    – is in its entirety a private business not a neighborhood (no lots will be created or sold, all spots 
will be leased, and the project will be private), wholly owned by a large out-of-state publicly traded 
corporation who’s fiduciary duty is to its shareholders, 
    – provides no significant benefits to upper valley residents and tax payers, but 
    – will create serious and significant impacts on roads, police, fire, schools, emergency services, 
hospitals and other public services that can’t (or won’t) be fully mitigated by the developer, and 
therefore, 
    – will create extensive traffic congestion and gridlock conditions and an overall reduction in levels 
of service of upper county services which will require public expenditures and increased upper county 
taxes to pay for, essentially a subsidy for a private business, 
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    – Denial of the Sun Communities proposal would not take away or reduce underlying property 
rights.  The original underlying zoning approval would still allow development of this site, just not as a 
private resort/manufactured home community. 
 
For all of these reasons, and others, I implore the City to DENY this proposed major amendment and 
retain the current approved land use for the property. 

Do the right thing.  

Paula Kurtz-Kreshel and Jeff Kreshel 

421 Spragger Way 

Cle Elum, WA 98922. 

Paulina.j.kurtz@gmail.com 
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Meagan Hayes

From: Planning
Sent: Wednesday, September 8, 2021 7:48 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 Degrees North Major Amendment

 
 

From: Adrian Slade <slade.oreganus@gmail.com>  
Sent: Tuesday, September 7, 2021 10:02 PM 
To: Planning <planning@cleelum.gov> 
Cc: Beth Williams <bwilliams@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; Jay McGowan 
<jmcgowan@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Matthew Lundh 
<mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov>; Steven Harper <sharper@cleelum.gov> 
Subject: 47 Degrees North Major Amendment 
 

City of Cle Elum – Mayor, City Council members, Planning Department, 

Re: 47 Degrees North Major Amendment proposal 

 
I am writing to provide the city with my very strong concerns about the Sun Communities 
47° North proposal for the Bullfrog flats property.  The proposed manufactured home / RV 
community: 

 
    – is not in character with the City of Ce Elum or the upper valley (a fundamental 
requirement of the current zoning for the property), 

   – would create a new and separate private tourist resort and not a natural extension of 
city neighborhoods as originally envisioned/required by city zoning and current approvals, 

    – is in its entirety a private business not a neighborhood (no lots will be created or sold, 
all spots will be leased, and the project will be private), wholly owned by a large out-of-
state publically traded corporation who’s fiduciary duty is to its shareholders, 

    – provides no significant benefits to upper valley residents and tax payers, but 

    – will create serious and significant impacts on roads, police, fire, schools, emergency 
services, hospitals and other public services that can’t (or won’t) be fully mitigated by the 
developer, and therefore, 
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    – will create extensive traffic congestion and gridlock conditions and an overall 
reduction in levels of service of upper county services which will require public 
expenditures and increased upper county taxes to pay for, essentially a subsidy for a 
private business, 

    – Denial of the Sun Communities proposal would not take away or reduce underlying 
property rights.  The original underlying zoning approval would still allow development of 
this site, just not as a private resort/manufactured home community. 
 
For all of these reasons, and others, I implore the City to DENY this proposed major 
amendment and retain the current approved land use for the property. 

Respectfully, 

______________ 

Adrian Slade 

___________________ 

9440 Manastash Road 

Ellensburg, WA 98926 
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Meagan Hayes

From: Planning
Sent: Wednesday, September 8, 2021 7:51 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: Stop 47 deg North

 
 

From: Corey Williams <coreytraynor@msn.com>  
Sent: Wednesday, September 8, 2021 7:26 AM 
To: Planning <planning@cleelum.gov> 
Cc: Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; 
Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; 
Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: Stop 47 deg North 
 

Good morning. 
 
Undoubtedly you have been receiving many letters in regard to the 47 north project. I would like to add my 
name to the long list of people who do not feel that this will be a good addition to our community. My biggest 
concern is that in researching this company, it has been found to have predatory lending practices and does 
not offer a good solution to the low income housing that is needed in our community. I am also worried about 
the impact it will have on traffic in the area as traffic is already a major problem in upper county. I am 
concerned regarding the burden this development will place upon already strained police, fire and schools. 
 
I strongly encouraged a denial of the Sun coummunities proposal. I understand that our area is going to be 
developed. I am not against this. I just hope that as we grow we do so in a very intentional way that will allow 
us to maintain what we all love about upper county. 
 
Thank you for your consideration. 
 
Sincerely, 
 
Corey Williams 
Resident of Roslyn 
Business owner in Cle elum 
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Meagan Hayes

From: Planning
Sent: Friday, September 10, 2021 8:51 AM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh; Jay McGowan
Subject: FW: 47 Degrees North Feedback

 
 

From: Lukas Stankiewicz <luke@zeroip.com>  
Sent: Friday, September 10, 2021 8:49 AM 
To: Planning <planning@cleelum.gov> 
Subject: 47 Degrees North Feedback 
 

Hello, 
I just read up about this project after a friend I was talking to at Last Resort made me aware. Full disclosure, 
we are 50/50 residents of both the west side as well as Ronald (pineloch sun). We spend almost every 
weekend plus 2‐3 days over in Ronald and the rest on the west side as my wife who is a nurse must work 2 12 
hours shifts here. Otherwise, we would most likely be full time Ronald residents. We do both however love the 
place and really enjoy the beauty that surrounds it. 
 
While I understand the necessity of the development around Cle Elum and the whole area as it grows it really 
pains me to see that your city is making the same mistakes that Issaquah, Sammamish and Redmond along 
with the rest of Seattle have made and continue to live with. You're planning to add a ridiculous amount of 
housing but you have no plan for addressing any of the infrastructure issues. The roads, water, resident 
services, etc are just magically going to fix themselves over time? I beg you to please think of this. The only 
time you will be able to get this done is now, by forcing the developers to pay for some of it and putting it 
ahead. Once you green light these projects and the greedy have a go ahead to reap their profits they will no 
longer care to ensure that those of us who live here have the correct infrastructure in place to not sit in traffic 
for hours or not have their wells run dry. I've seen this cycle repeat over and over on the west side. The 
developers make massive profits, the people pay insane rents/prices for the houses, and no one can get 
anywhere or schedule a doctor's appointment because the infrastructure has 0 chance of ever catching up.  
 
Lukas Stankiewicz 
521 Highland Loop 
Ronald, WA 
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Meagan Hayes

From: Planning
Sent: Friday, September 10, 2021 8:46 AM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh; Jay McGowan
Subject: FW: 47 Degrees North Notice of Application Proposed Major Modification August 10, 2021

 
 

From: Ryan Weier <ryan@exploredco.com>  
Sent: Friday, September 10, 2021 7:50 AM 
To: Planning <planning@cleelum.gov> 
Subject: 47 Degrees North Notice of Application Proposed Major Modification August 10, 2021 
 
Hello, 
 
As a full time resident in Ronald, WA it breaks my heart that the 47 Degrees North proposal has even made is this far.  I 
live in Pine Loch Sun and I haven’t spoke to a single person in the neighborhood who likes the idea of this expansion.  
 
I DO NOT WANT THIS TO PASS.  
 
STOP THIS FROM HAPPENING.  
 
OUR COMMUNITY DOES NOT WANT THIS.  
 
SUNCADIA DOES. DEEP WALLETS DO. UPPET KITTITAS DOES NOT.  
 
That is all, 
Ryan  
 
‐‐  

 
Explored Co. IG Pages: 
@OregonExplored 425K+ Followers 
@WashingtonExplored 150K+ Followers 
@IdahoExplored 92K+ Followers 
@CaliExplored - 20K+ Followers 
@ExploredCo - 37K+ Followers 
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Meagan Hayes

From: Planning
Sent: Friday, September 10, 2021 7:06 AM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh; Jay McGowan
Subject: FW: 47 Degree North- Request to Reject the Proposal from Sun Communities

 
 

From: West Adams <pizzawest@hotmail.com>  
Sent: Friday, September 10, 2021 6:45 AM 
To: Planning <planning@cleelum.gov> 
Subject: 47 Degree North‐ Request to Reject the Proposal from Sun Communities 
 

Please reject the Sun Communities Major Modification Proposal. 
 
Thank you,  West Adams 
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Meagan Hayes

From: Planning
Sent: Friday, September 10, 2021 7:04 AM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh; Jay McGowan
Subject: FW: 47 Degrees North Major Amendment

 
 

From: Kyle Kain <kpk77kpk@hotmail.com>  
Sent: Thursday, September 9, 2021 11:52 PM 
To: Planning <planning@cleelum.gov> 
Cc: Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; 
Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; 
Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47 Degrees North Major Amendment 
 
 

I am writing to provide the city with my very strong concerns about the Sun Communities 
47° North proposal for the Bullfrog flats property.  The proposed manufactured home / RV 
community: 

 
    – is not in character with the City of Ce Elum or the upper valley (a fundamental 
requirement of the current zoning for the property), 
   – would create a new and separate private tourist resort and not a natural extension of 
city neighborhoods as originally envisioned/required by city zoning and current approvals, 
    – is in its entirety a private business not a neighborhood (no lots will be created or sold, 
all spots will be leased, and the project will be private), wholly owned by a large out-of-
state publically traded corporation who’s fiduciary duty is to its shareholders, 
    – provides no significant benefits to upper valley residents and tax payers, but 
    – will create serious and significant impacts on roads, police, fire, schools, emergency 
services, hospitals and other public services that can’t (or won’t) be fully mitigated by the 
developer, and therefore, 
    – will create extensive traffic congestion and gridlock conditions and an overall 
reduction in levels of service of upper county services which will require public 
expenditures and increased upper county taxes to pay for, essentially a subsidy for a 
private business, 
    – Denial of the Sun Communities proposal would not take away or reduce underlying 
property rights.  The original underlying zoning approval would still allow development of 
this site, just not as a private resort/manufactured home community. 
 
For all of these reasons, and others, I implore the City to DENY this proposed major 
amendment and retain the current approved land use for the property. 
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Thank you, 
 
Kyle Kain 
 
107 1/2 S 1st ST 
Roslyn Wa 98941 
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Meagan Hayes

From: Planning
Sent: Friday, September 10, 2021 9:22 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 Degrees North Major Amendment proposal

 
 

From: Kay Ballard <kaylorriballard@gmail.com>  
Sent: Friday, September 10, 2021 9:20 AM 
To: Planning <planning@cleelum.gov> 
Cc: Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; 
Beth Williams <bwilliams@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; Matthew Lundh 
<mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov>; Mickey Holz <mholz@cleelum.gov> 
Subject: Re: 47 Degrees North Major Amendment proposal 
 

I am writing to provide the city with my very strong concerns about the Sun Communities 
47° North proposal for the Bullfrog flats property.  The proposed manufactured home / RV 
community: 

 
    – is not in character with the City of Cle Elum or the upper valley (a fundamental 
requirement of the current zoning for the property), 
   – would create a new and separate private tourist resort and not a natural extension of 
city neighborhoods as originally envisioned/required by city zoning and current approvals, 
    – is in its entirety a private business not a neighborhood (no lots will be created or sold, 
all spots will be leased, and the project will be private), wholly owned by a large out-of-
state publically traded corporation who’s fiduciary duty is to its shareholders, 
    – provides no significant benefits to upper valley residents and tax payers, but 
    – will create serious and significant impacts on roads, police, fire, schools, emergency 
services, hospitals and other public services that can’t (or won’t) be fully mitigated by the 
developer, and therefore, 
    – will create extensive traffic congestion and gridlock conditions and an overall 
reduction in levels of service of upper county services which will require public 
expenditures and increased upper county taxes to pay for, essentially a subsidy for a 
private business, 
    – Denial of the Sun Communities proposal would not take away or reduce underlying 
property rights.  The original underlying zoning approval would still allow development of 
this site, just not as a private resort/manufactured home community. 
 
For all of these reasons, and others, I implore the City to DENY this proposed major 
amendment and retain the current approved land use for the property. 

Respectfully, 
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Kay L. Ballard 

 

1020 McDonald Rd  #4 

Cle Elum, WA 98922 
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Meagan Hayes

From: Planning
Sent: Friday, September 10, 2021 9:55 AM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh; Jay McGowan
Subject: FW: 47 Degrees North Major Amendment proposal

 
 

From: John Carey <squimbolio@yahoo.com>  
Sent: Friday, September 10, 2021 9:48 AM 
To: Planning <planning@cleelum.gov> 
Subject: Re: 47 Degrees North Major Amendment proposal 
 

I am writing to provide the city with my very strong concerns about the Sun 
Communities 47° North proposal for the Bullfrog flats property.  The proposed 
manufactured home / RV community: 

 
    – is not in character with the City of Ce Elum or the upper valley (a 
fundamental requirement of the current zoning for the property), 
   – would create a new and separate private tourist resort and not a natural 
extension of city neighborhoods as originally envisioned/required by city zoning 
and current approvals, 
    – is in its entirety a private business not a neighborhood (no lots will be 
created or sold, all spots will be leased, and the project will be private), wholly 
owned by a large out-of-state publically traded corporation who’s fiduciary duty is 
to its shareholders, 
    – provides no significant benefits to upper valley residents and tax payers, but 
    – will create serious and significant impacts on roads, police, fire, schools, 
emergency services, hospitals and other public services that can’t (or won’t) be 
fully mitigated by the developer, and therefore, 
    – will create extensive traffic congestion and gridlock conditions and an overall 
reduction in levels of service of upper county services which will require public 
expenditures and increased upper county taxes to pay for, essentially a subsidy 
for a private business, 
    – Denial of the Sun Communities proposal would not take away or reduce 
underlying property rights.  The original underlying zoning approval would still 
allow development of this site, just not as a private resort/manufactured home 
community. 
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For all of these reasons, and others, I implore the City to DENY this proposed 
major amendment and retain the current approved land use for the property. 

Respectfully, 

John Carey 

Roslyn WA 
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Meagan Hayes

From: Planning
Sent: Friday, September 10, 2021 10:00 AM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh; Jay McGowan
Subject: FW: 47 degree North.

 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Artist Roslyn <artist.roslyn@gmail.com>  
Sent: Friday, September 10, 2021 9:57 AM 
To: Planning <planning@cleelum.gov> 
Subject: 47 degree North. 
 
I agree  with what all the other dissenters of the 47 degree North project plus I want to add:  
 
From the US Bureau of Economic Analysis: 
The new U.S. data show that the outdoor recreation economy accounted for 2.1 percent ($459.8 billion) of current‐
dollar gross domestic product (GDP) for the nation in 2019. At the state level, outdoor recreation value added as a share 
of state GDP ranged from 5.8 percent in Hawaii to 1.3 percent in Connecticut. The share was 1.1 percent in the District 
of Columbia. 
So why is Cle Elum (And Kittitas County.), wanting to invest in housing instead of preserving our recreational bonanza? 
 
In addition the March 15, 2021 issue of tow New Yorker magazine article on page 32 talks in detail of what happens to 
the residents of mobile home residents. 
 
Thank you for thoughtfully considering my opinion, and remember you are our representatives, not our leaders. 
Virginia Lund 
6360 Upper Peoh Point Rd., 
Cle Elum, WA  
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Meagan Hayes

From: Planning
Sent: Friday, September 10, 2021 11:39 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 Degrees North Major Amendment

 
 

From: JoAnna Holland <joannaklh@gmail.com>  
Sent: Friday, September 10, 2021 11:28 AM 
To: Planning <planning@cleelum.gov> 
Cc: Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; 
Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; 
Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47 Degrees North Major Amendment 
 

City of Cle Elum – Mayor, City Council members, Planning Department, 

Re: 47 Degrees North Major Amendment proposal 

I am a new part time resident in Ronald.  It has took me over 3 years to secure 
and purchase my second home in Upper Kittitas County.  It saddens me to learn 
about such a devastating development plan for such a great community.  My 
attraction for the Cle Elum area has so much to do with the small community, and 
how the residents care for each other.  The thought that the City council is even 
considering such a development with no benefit for the community, is 
devastating.   

I am writing to provide the city with my very strong concerns about the Sun 
Communities 47° North proposal for the Bullfrog flats property.  The proposed 
manufactured home / RV community: 

 
    – is not in character with the City of Ce Elum or the upper valley (a 
fundamental requirement of the current zoning for the property), 
   – would create a new and separate private tourist resort and not a natural 
extension of city neighborhoods as originally envisioned/required by city zoning 
and current approvals, 
    – is in its entirety a private business not a neighborhood (no lots will be 
created or sold, all spots will be leased, and the project will be private), wholly 
owned by a large out-of-state publically traded corporation who’s fiduciary duty is 
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to its shareholders, 
    – provides no significant benefits to upper valley residents and tax payers, but 
    – will create serious and significant impacts on roads, police, fire, schools, 
emergency services, hospitals and other public services that can’t (or won’t) be 
fully mitigated by the developer, and therefore, 
    – will create extensive traffic congestion and gridlock conditions and an overall 
reduction in levels of service of upper county services which will require public 
expenditures and increased upper county taxes to pay for, essentially a subsidy 
for a private business, 
    – Denial of the Sun Communities proposal would not take away or reduce 
underlying property rights.  The original underlying zoning approval would still 
allow development of this site, just not as a private resort/manufactured home 
community. 
 
For all of these reasons, and others, I implore the City to DENY this proposed 
major amendment and retain the current approved land use for the property. 

Respectfully, 

JoAnna Holland 
563 Pineloch Sun Dr. 
Ronald, WA  98940 
     509-670-3295 

           

BuyandSellWenatchee.com 
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Meagan Hayes

From: Planning
Sent: Friday, September 10, 2021 11:39 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 Degrees North Major Amendment

 
 

From: Amy Ramsey <amy.foresthealth@gmail.com>  
Sent: Friday, September 10, 2021 11:25 AM 
To: Planning <planning@cleelum.gov>; Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; 
Ken Ratliff <kratliff@cleelum.gov>; Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven 
Harper <sharper@cleelum.gov>; Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47 Degrees North Major Amendment 
 

City of Cle Elum – Mayor, City Council members, Planning Department, 

Re: 47 Degrees North Major Amendment proposal 

 
I am writing to provide the city with my very strong concerns about the Sun Communities 47° North proposal for the 
Bullfrog flats property.  The proposed manufactured home / RV community: 

 
    – is not in character with the City of Ce Elum or the upper valley (a fundamental requirement of the current zoning for 
the property), 
   – would create a new and separate private tourist resort and not a natural extension of city neighborhoods as 
originally envisioned/required by city zoning and current approvals, 
    – is in its entirety a private business not a neighborhood (no lots will be created or sold, all spots will be leased, and 
the project will be private), wholly owned by a large out‐of‐state publically traded corporation who’s fiduciary duty is to 
its shareholders, 
    – provides no significant benefits to upper valley residents and tax payers, but 
    – will create serious and significant impacts on roads, police, fire, schools, emergency services, hospitals and other 
public services that can’t (or won’t) be fully mitigated by the developer, and therefore, 
    – will create extensive traffic congestion and gridlock conditions and an overall reduction in levels of service of upper 
county services which will require public expenditures and increased upper county taxes to pay for, essentially a subsidy 
for a private business, 
    – Denial of the Sun Communities proposal would not take away or reduce underlying property rights.  The original 
underlying zoning approval would still allow development of this site, just not as a private resort/manufactured home 
community. 
 
For all of these reasons, and others, I implore the City to DENY this proposed major amendment and retain the current 
approved land use for the property. 

Respectfully, 

Amy Ramsey 
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121 5th Street Alley, Roslyn, WA 98941 

amy.foresthealth@gmail.com 



5

Meagan Hayes

From: Planning
Sent: Friday, September 10, 2021 11:06 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: Proposed Bullfrog Flats Project

 
 

From: Doug Dreher <ddreher@thehotelgroup.com>  
Sent: Friday, September 10, 2021 10:59 AM 
To: Lucy Temple <ltemple@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; Beth Williams 
<bwilliams@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven Harper 
<sharper@cleelum.gov>; Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Cc: Maria Dreher <mdreher@thehotelgroup.com> 
Subject: Proposed Bullfrog Flats Project 
 
To our Esteemed City Council Members and City Planner,  
 
After becoming empty nesters a few years ago, my wife and I moved to Cle Elum and have since become aware of the future 
plans for Bullfrog Flats for the proposed 47 Degrees North project by Sun Communities Inc.  Being in the hotel industry 
including operators plus co‐owners of several hotels east of the mountains such as the Marriott Towneplace Suites under 
construction in nearby Ellensburg, as well as our recently built Hilton Home2Suites in Yakima and our new Marriott Residence 
Inn Wenatchee opening in two weeks, we support quality growth with developers who invest in their communities as well as 
help support the necessary infrastructure their developments bring to the local communities. 
 
With that in mind, we do not believe the planned community expansion of Bullfrog Flats is wise to pursue as it has been 
proposed in its present location. We are extremely concerned about this project and feel that you should be as well for the 
future safety and protection of your citizens, among other things. Via extensive research of many concerned local citizens of 
Cle Elum including the pages on the city’s website, including all of the environmental impact statements, narratives and 
appendices, contact with both the Washington State Department of Transportation and the Washington State Department of 
Fish & Wildlife as it relates to this project, we adamantly oppose this development as it has been proposed for a number of 
reasons, and we are hopeful that a different location with easier access to I‐90, such as South Cle Elum or closer to Golf Course 
Road could be considered.  
 
Our primary concerns are as follows: 

1) Public Safety: This is our collective greatest concern.  As you all are acutely aware, there is only one way in and one 
way out from Salmon La Sac to Bullfrog Road, Exit 80.  WSDOT advised that they would not be able to add any 
additional exits to I‐90 for the Cle Elum/Roslyn area growth concerns, which naturally is a very serious issue, and a 
threat to our public safety.  WSDOT said that they have no say in this new development but have shared their 
concerns with the city of Cle Elum.  Before the pandemic, during peak seasons, Bullfrog Road experienced high traffic 
and major backups to get onto I‐90.  This will become much worse by next year once the pandemic lifts and outdoor 
activities, events, recreation, and large gatherings resume in full force because of the area's rapid population growth 
(including along SR‐903).  According to statesatrisk.org, large wildfires in our state are now more common and 
destructive than ever before due to the warmer climates in the spring and summer. It states that future wildfire 
threats are projected to continue to get worse in the years ahead. We all recall the Jolly Mountain fire of 2017, which 
put the entire town of Roslyn at risk. Can you imagine a wildfire threatening the towns of Ronald, Roslyn, Cle Elum, 
and Suncadia/Tumble Creek communities once 47 Degrees North has added , and there needs to be a major 
evacuation? Traffic would be frozen on Bullfrog and the freeway exits while your citizens ‐ and the citizens of Roslyn 
and Ronald ‐ face the possible worst nightmare imaginable. As we all know, exit 80 on I‐90 is already an issue during 
the summer months, especially on weekends.  
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2) Wildlife & Forest Protection:  According to the Washington State Dept. of Fish & Wildlife, this area is a significant 
breeding ground for deer, a migration highway for wildlife, and we have also heard that it is a nesting area for birds of 
prey. Wildlife will be negatively impacted. Forested area is critical to their survival. Hilary Franz, State Commissioner 
of Public Lands, told the Seattle Times (March 21, 2021) that “proforestation, the leading edge of new science that 
finds intentionally leaving forests to grow bigger helps blunt the worst effects of the climate catastrophe.” We need 
to reconsider clear‐cutting this forest land just to squeeze in a few more houses for more tax dollars and instead, 
preserve larger tracts of green space between the RV Park #2, Single Family Residence #6, and Multi Residences #12 
and #7. The WSDOT is planning on spending millions of dollars to add another wildlife overpass near milepost 64 yet 
the City of Cle Elum seems willing to destroy a major wildlife corridor for our local elk, deer, and other wildlife 
population.  

 
3) Noise Pollution:  Based on the map of the proposed development, there will be many areas of outdoor activity space: 

6 pools, several sports courts, firepits, playgrounds, dog parks, miniature golf, rustic camping, splash pad, etc. This 
means more parties outdoors, and more noise pollution in general. (This is something that Suncadia has always kept 
under control and wonder if this development will have similar policies put in place). With the removal of this large 
section of forest, we will lose a major sound barrier to train and freeway noise. We can already now hear the railcars 
pass at night from the tree removal of the past few years even though we are several miles away; one can only 
imagine what we will hear from this development planned right in the heart of the fastest growing part of Cle Elum 
next to I‐90.  

 
4) Pollution Enforcement:  One of the great benefits of living in this community is the dark sky guideline enforcement. 

However, this is a challenge to enforce as it is; how will it be enforced in a new community that would likely have 
“party lights” and landscape lights surrounding the houses? Infrastructure: Our concern is that the current 
infrastructure will not be able to handle this new development.  
 

5) Medical Facilities: Our growing population is aging. Unfortunately, the small clinics will not be sufficient to meet our 
future needs, and we have seen no plans to add a hospital to the area anytime soon. Some of our neighbors are 
already discussing moving out of the area to relocate to other parts of the country that can better support their 
future medical needs.  
 

6) Grocery Stores: Only one grocery store to support a potential 7,000 people will certainly not be sufficient. How will 
this be addressed? The Safeway store is already packed with people on weekends and peak seasons. Parking. We 
were advised in our conversations that the population of Cle Elum will potentially expand from a little over 3,000 to 
over 7,000 with the planned additions in Suncadia, Tumble Creek, Bullfrog Flats and City Heights.  
 

7) Public Parking: This has already become an issue. How will that be addressed with the population more than doubling 
in size?   

 
We love this community, and what we love most about it is the natural beauty that surrounds us such as Salmon la Sac, the 
mountain trails, wildlife, beautiful lakes, hiking and fishing. We live in an amazingly beautiful area with an abundance of 
wildlife, and we want to do all we can to protect and preserve it. That is why so many people want to live in this area and that 
is why we need to preserve it!  Growth is inevitable, especially in a place teeming with amazing recreational activities and 
indescribable beauty, and we know that growth is also important. That being said, we need to grow responsibly, protecting 
our citizens, our quality of life and our wildlife.  
 
Sincerely, 
 
Doug & Maria Dreher 
411 Black Nugget Lane 
Cle Elum WA 98922 
 

Douglas N. Dreher 
 

The Hotel Group 
Chief Executive Officer 
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Mobile  206.972.0217   
    

www.thehotelgroup.com 

SERVE       INSPIRE        DELIVER    

 
 

THG CONFIDENTIAL AND PROPRIETARY INFORMATION. This communication and any attachment to this communication may contain proprietary or confidential information of THG or its licensees or
information that is legally privileged or otherwise exempt from disclosure. Except for legitimate personal or business uses by the intended recipient, or as expressly authorized by the sender, any person
who receives this information is prohibited from disclosing, copying, distributing, and/or using it. If you have received this communication in error, please immediately delete it and all copies, and promptly
notify the sender. Nothing in this communication is intended to operate as an electronic signature under applicable law. 
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Meagan Hayes

From: Planning
Sent: Friday, September 10, 2021 11:05 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47' North Application: Deny

 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Susan Cain <suecain@me.com>  
Sent: Friday, September 10, 2021 10:57 AM 
To: Planning <planning@cleelum.gov> 
Cc: Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; 
Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; 
Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47' North Application: Deny 
 
Please reject this application for the development submitted by Sun Communities REIT. This application does not meet 
our community design for retaining the very reason we all live, enjoy and recreate in this area of Kittitas County. 
 
Our area is already under tremendous pressure for large developments given the distance from the Seattle/Bellevue 
metropolitan area. King, Pierce and Snohomish Counties have reached gridlock conditions, home prices have soared and 
affordable living are naturally pushing big development into the upper valley. Big corporate developers have had a bulls 
eye on Kittitas County for many years as part of their growth plans as other major metropolitan areas such as those in 
the San Fransisco and Los Angeles have matured. Basically, the decision around this development sets in motion how 
future large developments will be created.  
 
We currently already have 3 to 4 large developments in the works around Easton, Roslyn and Cle Elum. Adding the 
current application into this mix will greatly impact our current infrastructure. Many critical support services, such as 
fire, security, health and traffic have provided huge concerns about the impact of this development.  
 
I have lived in the CA Bay area, the New York area and the Seattle area. I have witnessed how unchecked growth and 
large development pressure have greatly changed the nature of these communities in a negative way. Now is the time 
to put a line in the sand and truly establish updated and stringent standards for any new growth.  
 
Further, each of the points being raised by your fellow citizens, your neighbors and friends, requesting a declination of 
this project are being carefully catalogued by Sun Communities so that their team of corporate lawyers, marketing 
executives and political influencers will use to negotiate, negate, schmooze over and or force a legal resolution in their 
favor to develop this property as an ongoing “return on their investment” over an extend length of time. Further, given 
the goal to make money on this project, every dollar of expense tied to this development is critically analyzed, and as 
required mitigated by different strategies already successfully employed in similar projects across their corporate land 
ownership platform. i am further opposed to the concept of long term corporate ownership of large swaths of our 
county. In this case, perhaps 20 years from now this property owner comes back to this commission and council for a 
large commercial development such as Bellevue Square or Southcenter (Tukwila). 
 
As our representatives, we sincerely ask that this application be rejected. Further, I request that this major, council and 
planners initiate updated regulations, fees and other conditions to provide for the necessary long term protection for 
our living enjoyment in this very special area. Additionally new growth needs to fully pay for demands such new growth 
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place on our infrastructure. Current residents and land owners should not shoulder the burden of a “for profit” 
development. 
 
Kind regards, 
 
Bob Cain 
410 Lund Lane 
Cle Elum, WA 98922 
Cell: 206‐618‐3483 
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Meagan Hayes

From: Planning
Sent: Friday, September 10, 2021 11:48 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 Degrees North

 
 

From: Katia Merkel <kecmerkel@gmail.com>  
Sent: Friday, September 10, 2021 11:41 AM 
To: Planning <planning@cleelum.gov> 
Cc: John Glondo <jglondo@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; Jay McGowan <jmcgowan@cleelum.gov>; 
Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; 
Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47 Degrees North 
 
Dear Mayor McGowan and Cle Elum City Council Members, 
 
We wanted to add our names to the list of Upper County residents who oppose the updated 47 Degrees North 
development proposal to build a huge RV and manufactured home resort off Bullfrog Road. The quality of life that drew 
us to this community 19 years ago is threatened by this proposal.     
 
There are many issues with this proposal that concern us and listed here are just a few:  
 
‐Traffic on Bullfrog Road and surrounding areas 
 
‐Taxes levied will not pay for the services expected such as larger schools and  increased police and fire coverage,  
 
‐Potential doubling of population in a short time without infrastructure updates.  
 
Please do not approve this application.  
 
Respectfully, 
Robert and Katia Merkel 
2141 White Road 
Cle Elum, WA 98922 
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Meagan Hayes

From: Planning
Sent: Friday, September 10, 2021 11:48 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 Degrees North Notice of Application Proposed Major Modification August 10, 2021

 
 

From: Theresa Dougherty <theresa.k.dougherty@gmail.com>  
Sent: Friday, September 10, 2021 11:42 AM 
To: Planning <planning@cleelum.gov> 
Cc: Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; 
Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; 
Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47 Degrees North Notice of Application Proposed Major Modification August 10, 2021 
 
September 10, 2021 
 
Dear City of Cle Elum – Mayor, City Council members, Planning Department: 

With only very limited time available, I write briefly today to express my sincere and fervent concerns regarding the 
proposed development known as 47 Degrees North. Please do not misconstrue the brevity of this email as a reflection of 
limited concern. I appreciate the opportunity to submit these comments.  
 
My husband and I moved to the area nearly 5 years ago to get some space and raise our 2 young kids in a rural setting. 
The hustle and bustle of bigger cities was no longer what we wanted. We knew Cle Elum would slowly expand as most 
communities naturally do, but we expected (and looked forward to) development being limited in a fashion to maintain 
the rural character and charm of the area. 47 Degrees North couldn't be further from Cle Elum's character.  
 
Looking at Sun Communities' other developments around the country, what they will actually do is nothing like what 
they say they will do. Look at the other communities and ask if you want this in our backyard. The answer is no. Based 
on their other communities, Sun Communities actions are consistent with a developer who cares little about the 
community that will be affected by its land use and seems to have only a financial interest in exploiting it.  
 
In no particular order:  
 
(1) Despite use of the word "residential," the proposal is entirely focused on transient accommodations. The 
development is entirely a private business ‐ no lots will be created or sold, all spots will be leased, and the project will be 
private. The property will be owned by a large out‐of‐state publicly traded corporation whose fiduciary duty is to its 
shareholders, not our community. In other words, an out‐of‐town company will be sending thousands of new people to 
our town for their financial benefit and great cost to our community. Neither the visitors nor the out‐of‐town corporate 
owner will have a vested interest in keeping our community nice. They will use and abuse it. This includes trampling 
natural resources, using police and fire resources, using up water, wearing down roads, using up gas, filling up grocery 
stores, occupying restaurants. I already avoid local businesses Thursday through Sunday due to tourism activity. The 
proposed action will further exaggerate the already existing problem.  
 
(2) The development butts up against and surrounds the schools, which are attended by both of our children. The 
development will increase traffic in the area to a hazardous level for young kids. The main entrance and exit of the 
housing development appear to be right next to the elementary school.  
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(3) Public Services and Infrastructure: There is insufficient infrastructure to support the development, and no apparent 
plan to build it. This included road size, road maintenance, police patrols, fire safety, waste management, and hospitals. 
Tens of thousands of visitors would be coming to the area who are not educated in fire risk and prevention. Additional 
burdens will be placed upon the fire district in this regard. Should any disputes arise among guests, police would be 
called upon. Police would also be called upon for trespassing on neighboring lands, noise complaints, and civil disputes. 
If anyone has a health condition arise, local clinics and hospitals will be imposed upon. Waste management is also an 
issue. Can the Cle Elum Transfer Station handle the increased volume? Additional dump trucks and dump facilities will 
likely be needed. If not already done, a transportation study and public service impact report should be required.  
 
(4) The development will potentially double the city's population!!!  
 
(5) Looking at other developments by Sun Communities, none of them fit with Cle Elum's character.  
 
(6) Environmental impact: The plan appears to be to clear cut then replant, which will devastate the lands for who 
knows how long. You can see this in their other developments. There will be run‐off issues and who knows what will 
happen to the animal wildlife. Deer, elk, birds, to name only a few. It also looks as though they plant non‐native 
deciduous trees, which will require an abundance of water to maintain. If not already done, a wildlife study, vegetation 
report, and critical area report should be required.  
 
(7) Water. Unfortunately, water is becoming a more scarce resource. Where is the water coming from to support this 
development, fill the pool, water the landscaping, etc.? Will there be enough water to support existing residents? The 
proposed development may place an unsustainable demand on water resources. If not already done, a water impact 
study should be required.  
 
(8) Legality/Zoning. While present time constraints do not permit my thorough review of the legality of the proposal, it 
reeks of illegality in process and effect, such as those set forth in the letter by J. Camody on behalf of the Kittitas County 
Unincorporated Area Council, dated Sept. 7, 2021. It is my understanding that Suncadia originally obtained a permit for a 
Master Planned Resort, that Suncadia then sold part of their project to Sun Communities, and now Sun Communities has 
substantially changed the plan. Surely this backend way into skirting zoning requirements is not supported by the Kittitas 
Zoning Code or Comprehensive Plan.  
 
(9) It is worth noting that the land can still be developed in other ways. A more conscientious development by people 
who will live and work here will foster continuation of Upper County's character and charm.  
 
(10) Other letters already submitted. In addition to my comments above, I agree with and share the concerns expressed 
in the following: 
 
‐ City of Roslyn, dated July 27, 2021 
‐ Kittitas Sheriff, dated Aug. 12, 2021 
‐ Kittitas County Board of Commissioners, dated Aug. 16, 2021 
‐ Kittitas County Unincorporated Area Council, dated Sept. 7, 2021 
‐ Citizen Larry Stauffer, dated Sept. 7 2021 
‐ Citizen Thomas Uren, unknown date  
 
Please DENY the proposed application. 
 
Thank you for the opportunity to submit these comments. I would like to receive copies of all future notices, staff 
reports, findings, etc.  
 
Thank you, 
Theresa Dougherty  
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     ‐ ‐ ‐ ‐ ‐ ‐ 

Theresa Dougherty 

Attorney at Law 

1272 Emerick Rd. 

Cle Elum, WA 98922 

theresa.k.dougherty@gmail.com 

206.617.5319 

 

 

CONFIDENTIAL AND PRIVILEGED COMMUNICATION: The information in this electronic mail, including any attachments, may contain 
confidential communications and information protected by the attorney‐client privilege, work product doctrine, or otherwise 
legally privileged. If you are not the person for whom this message is intended, please delete it without reading it and notify me 
immediately. Please do not distribute, retain, use or copy this message or any of its attachments. 
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Meagan Hayes

From: Planning
Sent: Friday, September 10, 2021 11:51 AM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh; Jay McGowan
Subject: FW: 47 Degrees North Notice of Application Proposed Major Modification August 10, 2021

 
 

From: Reimbold, Mike/SEA <Mike.Reimbold@jacobs.com>  
Sent: Friday, September 10, 2021 11:49 AM 
To: Planning <planning@cleelum.gov> 
Cc: Gretchen <gkr@mid‐mountain.com> 
Subject: 47 Degrees North Notice of Application Proposed Major Modification August 10, 2021 
 

To: City of Cle Elum – Mayor, City Council members, Planning Department: 

I am writing to provide the city with my very strong concerns about the Sun 
Communities 47° North proposal for the Bullfrog Flats property.  The proposed 
manufactured home / RV community: 

 Is not in character with the City of Cle Elum or the upper valley (a 
fundamental requirement of the current zoning for the property) 

 Would create a new and separate private tourist resort and not a natural 
extension of city neighborhoods as originally envisioned/required by city 
zoning and current approvals 

 Is in its entirety a private business not a neighborhood (no lots will be 
created or sold, all spots will be leased, and the project will be private), 
wholly owned by a large out-of-state publicly traded corporation. Who’s 
fiduciary duty is to its shareholders. 

 Provides no significant benefits to upper valley residents and tax payers 

 Will create serious and significant impacts on roads, police, fire, schools, 
emergency services, hospitals and other public services that can’t (or won’t) 
be fully mitigated by the developer 
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 Will create extensive traffic congestion and gridlock conditions and an 
overall reduction in levels of service of upper county services which will 
require public expenditures and increased upper county taxes 

 Pay for, essentially a subsidy for a private business 

 Denial of the Sun Communities proposal would not take away or reduce 
underlying property rights.  The original underlying zoning approval would 
still allow development of this site, just not as a private resort/manufactured 
home community. 

The developer is not proposing to actually build or expand any road or 
intersections outside of the Bullfrog Flats site, but rather asks to pay a “% share 
fee” to the city which would actually amount to a small percentage of the actual 
cost of what’s needed to expand al the congested roads.  And the developer has 
proposed to pay little, or even no, cost share for other needed capital facility 
expansions and budget shortfalls for Schools, emergency and hospital services, 
transfer station, etc. to accommodate the doubling of population. 

The city commissioned fiscal studies on how the project would impact city and 
upper county budgets and how it would compare with the current approved land 
use plan.  The studies show that over time the taxes collected from the Sun 
Communities project will be far less than what would have been collected from 
the currently approved traditional neighborhood, and collected tax revenue would 
not be nearly enough to offset either the City’s increased cost for ongoing 
services (Police, Fire, Parks, Public Works) or the increased costs for schools, 
emergency services and other public services.  The studies are more or less 
silent on where the rest of the funding will come from, or who exactly will be 
responsible to actually build or expand the needed facilities, but the study 
strongly implies it will fall on the general public and upper county taxpayers.  If 
this project is approved as proposed, it’s quite clear the choice facing the upper 
county will be to suffer congested roadways, overcrowded schools, reduced 
police and emergency services, etc., OR, increase taxes to pay for what’s 
needed.    Without a doubt, if approved by the city as currently proposed the 
residents of the upper county will be subsidizing this project and taxes will go up. 

Instead of a residential community of individually owned homes with roots and 
financial stakes in the City of Cle Elum and the upper county, the Sun 
Communities project is, and will continue to be, a large private business owned 
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by a publicly, traded company headquartered in Michigan.  Sun Communities will 
retain ownership and control of all of the underlying land and all decision making 
on how to operate and manage the community will ultimately be subject to the 
approval of company headquarters.  And, as currently proposed, we the public 
will be subsidizing this private resort business. 

For all of these reasons, and others, I implore the City to DENY this proposed 
major amendment and retain the current approved land use for the property. 

If the City determines to move forward with this project I request that the City: 

 Condition the project in a strong legally enforceable way so that there 
are NO financial impacts to existing upper county residents; so that higher 
taxes aren’t needed; so the residents of the upper county aren’t required to 
subsidize a private business venture 

 Provide legal mechanisms so the Sun Communities project pays for all 
special district (non-city) financial Impacts and funding shortfalls (schools, 
waste, transportation). 

 Include a large, thick Buffer along Bullfrog Rd to obscure all view of the 
project from Bullfrog Road.  None of the project should be visible from 
Bullfrog Road.  This is what Suncadia was required to do, and it was 
effective. 

 Infrastructure and concurrency – Condition the project so that infrastructure 
is built when it’s needed and not after the project is built out and the 
developer is finished with little or no incentive to participate. 

 Make the project responsible for funding/constructing any infrastructure 
needed to support it, or if the city were to accept some, or all, of the 
responsibility (“% share” method), the project should be required to wait 
until the city actually builds the infrastructure that’s needed (concurrency). 

 Condition the project with a concurrency agreement/phasing plan so that 
development is only allowed to proceed in phases as infrastructure is fully 
funded/constructed. 

 The study of impacts for this project is largely based on modeling and 
assumptions from other regions which may not be accurate for this 
development in our unique location.  The progress of the project should be 
tied to a monitoring plan as part of concurrency.  No model is 100% 
accurate.  If the project has more impacts than assumed by the models, 
more mitigation (more funding) should be required in future phases to make 
up for shortfalls 
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I appreciate the opportunity to submit these comments.  I request being made of 
party of record and be a recipient of all notices, staff reports, findings, etc. 

Respectfully submitted, 
 
Mike Reimbold 
62 Sweet Shop Lane 
Cle Elum, WA 90922 
e‐mail: mike.reimbold@jacobs.com 
425.301.9673  (Cell) 
 
 

 
NOTICE - This communication may contain confidential and privileged information that is for the sole use of the intended recipient. Any 
viewing, copying or distribution of, or reliance on this message by unintended recipients is strictly prohibited. If you have received this 
message in error, please notify us immediately by replying to the message and deleting it from your computer. 
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Meagan Hayes

From: Planning
Sent: Friday, September 10, 2021 12:01 PM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 Degrees North - stop/reconsider

 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Megan Gill <megangillie@gmail.com>  
Sent: Friday, September 10, 2021 11:59 AM 
To: Planning <planning@cleelum.gov> 
Cc: Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; 
bwilliams@cleeum.gov; Mickey Holz <mholz@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; Matthew Lundh 
<mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: Re: 47 Degrees North ‐ stop/reconsider 
 
Forgot to add that we are property owner/tax payers in UKC ‐ address 610 Highland Loop, Ronald WA 98940 
 
My family previously owned and lived at 731 Highland Loop, Ronald WA 98940 (owners for ~32 years: Marlene & Bruce 
Gill, my parents)  
 
‐ megan 
 
 
> On Sep 10, 2021, at 11:55 AM, Megan Gill <megangillie@gmail.com> wrote: 
>  
> Please stop or reconsider the plans for the 47 degrees north development.  
>  
> The plan does not appear to make enough concessions for infrastructure (roads, schools, fire, police, hospitals/clinics, 
grocery stores) and this development coupled with the steep growth the area is already facing demands additional time 
to plan/ensure a great long term plan for development of this land.  
>  
> The homes being built are not high quality, they appear to be manufactured/not able to withstand the longer term 
demands of the UKC environment and there have been many documented issues with these Sun community houses in 
other parts of the country. We MUST take action to ensure we don’t have a collection of poorly built homes a decade 
from now that turn into a dump and money pit for the community.  
>  
> Additionally, the massive RV park is concerning as well, so much transient traffic, people destroying the surrounding 
nature, polluting, garbage, wildlife displacement. We do not need something this large, please reconsider the impact on 
the community with an RV park of this size. “Largest RV park in this part of the country” isn’t something I’d be proud of… 
why approve something so large?  
>  
> Please please listen to the community and stop these plans to take additional time to reconsider and make more 
stringent demands of Sun communities to ensure the long term health of Cle Elum, Roslyn, and Ronald.  
>  
> ‐ Megan Gill & Nick Finck  
>  
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Meagan Hayes

From: Planning
Sent: Friday, September 10, 2021 12:16 PM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 Degrees North Major Amendment

 
 

From: Sean Williams <seanwilliams2011@live.com>  
Sent: Friday, September 10, 2021 12:05 PM 
To: Planning <planning@cleelum.gov> 
Cc: Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; 
Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; 
Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47 Degrees North Major Amendment 
 

Hello! 
 
I'm writing today to express my opposition to the 47 Degrees North project proposed on the Bullfrog Flats 
property. I know your office has received comments from the Kittitas County Board of Commissioners, the 
Kittitas County Sheriff, the Roslyn Mayor and other detailing the negative effects this project would have on 
transportation/traffic in the upper county, drain on public services, pressure on our already full schools ,as 
well as other impacts ‐ all impacts that would need to be paid for by taxpayers. I agree with those concerns 
and would add my voice to the call for the company proposing this project to mitigate those concerns. 
 
However, I personally feel the overall financial approach of this project is a significant detriment to our 
community. The 'for profit' company proposing this project is not a local company with ties in the community. 
Their interest is making money for their shareholders, which we have all seen will drive companies to make 
decisions that are not in the best interest of individuals. Additionally, the people who buy these homes are 
buying just that ‐ they will not own the land under it. So instead of having an appreciating asset (the land), the 
buyers will own a manufactured home. Manufactured homes do not have the same lifespan as a traditionally 
built house so towards the end of that home's life span the owners could have trouble selling it ‐ all while the 
company maintains the land. To me this seems like taking advantage of people. 
 
Lastly ‐ the number of people that would live or spend time in this project would double the population of the 
Upper County. Our quality of life and reasons for wanting to live here would definitely be impacted by that 
degree of population growth. 
 
My preference would be for this project to be stopped entirely ‐ I respectfully urge the City to deny this 
proposed major amendment and retain the current approved land use for the property. If that is not possible, 
I hope the Council can make the company fully fund the necessary mitigations to the community impacts. 
 
Thank you for your service to the community and for your time. 
 
Sean Williams 
104 West Hoffmanville Ave 
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Roslyn, WA 98941 
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Meagan Hayes

From: Planning
Sent: Friday, September 10, 2021 12:17 PM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh; Jay McGowan
Subject: FW: 47 Degrees North Project

 
 

From: Beth Shreve <ems97213@gmail.com>  
Sent: Friday, September 10, 2021 12:11 PM 
To: Planning <planning@cleelum.gov> 
Subject: 47 Degrees North Project 
 
City of Cle Elum 
Planning Department 
119 West First St 
Cle Elum, WA  98922 
 
I am writing in opposition to the proposed 47 Degrees North Project. 
 
While I do not oppose all growth in the area, this kind of project will be an ugly blot on the landscape ‐ cheap, out‐sized 
and transitory rather than well‐planned and in keeping with the feel of the current community.  The lack of planning for 
infrastructure and amenities to support this rapid development is shocking.  The reputation of Sun Communities is 
questionable.  Why would we invite them into our neighborhoods? 
 
Roslyn, Ronald, and the communities along Highway 903 depend on one way in and out for access.  The thought of 
adding additional RV traffic from such a huge encampment in the summer and especially on the weekends is 
frightening.  Having to plan everything around tourist rush hours seems ridiculous in towns without traffic lights. 
 
Please do not turn us into communities with downtowns and infrastructure overrun by transitory folks, where residents 
cannot enjoy our wonderful environment and amenities ‐ it's why we live here.  Let's welcome new‐comers to the area 
in a measured and deliberate way that supports sustainable and organic growth. 
 
Sincerely, 
 
Beth Shreve 
105 W Idaho Ave 
Roslyn, WA  98941 
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Meagan Hayes

From: Planning
Sent: Friday, September 10, 2021 12:46 PM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 Degrees North Notice of Application Proposed Major Modification 

 
 

From: Martha Wyckoff <wyck1065@gmail.com>  
Sent: Friday, September 10, 2021 12:43 PM 
To: Planning <planning@cleelum.gov> 
Cc: Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; 
Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; 
Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47 Degrees North Notice of Application Proposed Major Modification  
 
Dear Planning Department—and City Council.  
 
Please Stop 47 Degrees North.  
 
I am  a long time resident (full time for 2 years and 33 years part time). I have deep engagement in what is local while 
farming,  irrigating, hay growing, hiking, birding, spending time with friends and family in Cle Elum area. I am member of 
a number of local groups that are focused on local issues of working landscapes, recreation, healthy forests, fish and 
farms in the Kittitas County Unincorporated Area. My family and I love this place!  
 
 I am opposed to the modification plans by Sun Communities.  
 
There is a great deal of focus these days in our community on keeping the rural  elements of this community alive as 
we  welcome growth and change that is already present. One of the largest and consistent comments is that “Planning” 
is missing the key elements that benefit the whole community. We need better focused planning‐‐ including workforce 
housing, creating the elements that encourage a future work economy to meet and invest in  the needs for our current 
residents and new incoming folks.We also want to keep access to our very special public lands nearby. Planning for 
those who want to stay and for those who stay to contribute to the local community through schools, work and services 
is a high priority. Planning that encourages us to stay rather than be transient. Sun Communities project is not meeting 
this desire of the community from my observations.  
 
We want good quality housing stock, job opportunities that stay in the area for the next generation and community 
energy that contribute to the fabric or Cle Elum. I also hear a strong desire for continued and greater public access to the 
much loved outdoor world close to town and outward to the Teanaway and up toward the lakes and mountains.  
 
The desired goal of retaining a rural identity does not match up with Sun Communities plans and modifications‐‐ 
transient RV Resort and manufactured homes which often can contribute to a less permanent community commitment 
is not the right or best way for Cle Elum to grow.  
 
Sincerely, Martha Wyckoff 
 
Martha Wyckoff 
wyck1065@gmail.com 
591 W. Ballard Hill Rd 
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Cle Elum WA 98922 
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Meagan Hayes

From: Planning
Sent: Friday, September 10, 2021 12:45 PM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh; Jay McGowan
Subject: FW: 47 Degrees North Major Amendment proposal

 
 

From: Mark Selin <mark_selin@hotmail.com>  
Sent: Friday, September 10, 2021 12:39 PM 
To: Planning <planning@cleelum.gov> 
Subject: 47 Degrees North Major Amendment proposal 
 

City of Cle Elum – Mayor, City Council members, Planning Department, 

Re: 47 Degrees North Major Amendment proposal 

 
I am writing to provide the city with my very strong concerns about the Sun 
Communities 47° North proposal for the Bullfrog flats property.  The proposed 
manufactured home / RV community: 

 
    – is not in character with the City of Ce Elum or the upper valley (a 
fundamental requirement of the current zoning for the property) 
   – would create a new and separate private tourist resort and not a natural 
extension of city neighborhoods as originally envisioned/required by city zoning 
and current approvals, 
    – is in its entirety a private business not a neighborhood (no lots will be 
created or sold, all spots will be leased, and the project will be private), wholly 
owned by a large out-of-state publicly traded corporation who’s fiduciary duty is 
to its shareholders, 
    – provides no significant benefits to upper valley residents and tax payers, 
and; 

 
    – will create serious and significant impacts on roads, police, fire, schools, 
emergency services, hospitals and other public services that can’t (or won’t) be 
fully mitigated by the developer, and therefore, 
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    – will create extensive traffic congestion and gridlock conditions and an overall 
reduction in levels of service of upper county services which will require public 
expenditures and increased upper county taxes to pay for, essentially a subsidy 
for a private business, 
    – Denial of the Sun Communities proposal would not take away or reduce 
underlying property rights.  The original underlying zoning approval would still 
allow development of this site, just not as a private resort/manufactured home 
community. 
 
For all of these reasons, and others, I implore the City to DENY this proposed 
major amendment and retain the current approved land use for the property. 

Respectfully, 

Mark Selin 

82 Bonnie View Ln 

Ronald, WA 98940 

 
 
Sent from Mail for Windows 
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Meagan Hayes

From: Planning
Sent: Friday, September 10, 2021 1:11 PM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh; Jay McGowan
Subject: FW: Proposed 47 Degrees North Project

 
 

From: Jim Hershey <jhershey53@gmail.com>  
Sent: Friday, September 10, 2021 1:08 PM 
To: Planning <planning@cleelum.gov>; Jay McGowan <jmcgowan@cleelum.gov> 
Subject: Proposed 47 Degrees North Project 
 
To All Concerned, 
 
We would like to express our extreme opposition to the 47 Degrees North development. The reasons are almost too 
numerous to list so we will just state the obvious that I'm sure most of the residents have already mentioned. Increased 
traffic, lack of infrastructure, and doubling the size of a small town are all things that we as residents here do not want. 
While we are not Cle Elum residents, we are affected by the intolerable traffic on weekends . 
 
My wife and I urge everyone involved in the decision‐making process to condemn this project. 
 
Thank you, 
Sincerely,  
 
Jim Hershey and Debra Hawkins 
1220 Highland Loop Dr 
Ronald, WA 98940   
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Meagan Hayes

From: Planning
Sent: Friday, September 10, 2021 1:11 PM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh; Jay McGowan
Subject: FW: 47 degrees north

 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Susan Stern Smith <sss@susansternsmith.com>  
Sent: Friday, September 10, 2021 1:09 PM 
To: Planning <planning@cleelum.gov> 
Subject: 47 degrees north 
 
Hello: 
Please stop the 47 degrees north development. It is not for the good of our community. 
 
Susan Smith 
319 W 4th st 
Cle Elum 
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Meagan Hayes

From: Planning
Sent: Friday, September 10, 2021 1:11 PM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh; Jay McGowan
Subject: FW: 47 degrees North

 
 

From: Beth Matanich <beth@matanich.com>  
Sent: Friday, September 10, 2021 1:10 PM 
To: Planning <planning@cleelum.gov> 
Subject: 47 degrees North 
 
The City of Cle Elum 
 
We are very concerned about the 47 Degree North Development.  Please consider the impact it will have on both Cle 
Elum and Roslyn.  Areas of concern are the schools, water, police, medical facilities, roads, traffic, and if evacuation was 
necessary for Roslyn, Ronald and beyond.   
 
We are the fourth generation of our family to live in Roslyn and are deeply concerned about how future development 
can change what is so special about living in the upper county. 
 
Sincerely, 
Mark and Beth Matanich 
104 E Nevada Ave. Roslyn 
beth@matanich.com 
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Meagan Hayes

From: Planning
Sent: Friday, September 10, 2021 1:33 PM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh; Jay McGowan
Subject: FW: 47 degrees North and City Heights developments

 
 

From: carel <carel@centurylink.net>  
Sent: Friday, September 10, 2021 1:19 PM 
To: Planning <planning@cleelum.gov> 
Subject: 47 degrees North and City Heights developments 
 
We agree with all the concerns listed in the Tribune article summarizing the August 23 meeting.  However, I don't recall 
any mention of the capacity of the sewage treatment plant.  That will undoubtedly also need significant improvement as 
well as all of the other infrastructure. 
 
We are concerned about the loss of our relatively quiet and safe lifestyle, the increase in our taxes to pay for all the 
changes needed, and the loss of the beautiful landscape that is the heritage of those born and raised here, and the 
reason those of us who moved here and worked to become a part of the community did so.   Too many of the new 
arrivals are not interested in who we are and what Cle Elum is.  They only know big city and suburbia and want to bring 
it here.  
 
Yes, the full build‐out is some time off, but many of the changes will begin all too soon.  
 
Whatever can be done to stop or at least substantially slow the "progress" will benefit those who live here now.    
 
Thank you for you time and consideration.  
 
Michael and Carel Edgerly  
108 West Third Street 
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Meagan Hayes

From: Planning
Sent: Friday, September 10, 2021 1:47 PM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh; Jay McGowan
Subject: FW: 47 degrees north

 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Michelle Chaney <micchaney@gmail.com>  
Sent: Friday, September 10, 2021 1:47 PM 
To: Planning <planning@cleelum.gov> 
Subject: 47 degrees north 
 
This development does not include the proper infrastructure plans and should not be allowed. The amount of traffic this 
will bring to the area is not supported with current roads and it is my understanding there are no plans to increase lanes, 
etc.  
 
There are also no plans to include another grocery store. The one safeway in town cannot support the good needs for 
the city right now.  
 
This will destroy what makes Cle Elum special, the environment and the animal habitat of the area. Cle Elum and the 
county gets plenty of tax revenue from Suncadia and other communities.  
 
As a home owner here, I am strongly against this development plan!!! 
 
Thank you for your time 
 
Michelle 
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Meagan Hayes

From: Planning
Sent: Friday, September 10, 2021 7:03 AM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh; Jay McGowan
Subject: FW: 47 Degrees North Notice of Application Proposed Major Modification 

 
 

From: Kerri C <kerric@live.com>  
Sent: Thursday, September 9, 2021 10:54 PM 
To: Planning <planning@cleelum.gov> 
Cc: Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov> 
Subject: 47 Degrees North Notice of Application Proposed Major Modification  
 

To Whom It May Concern: 
 
It was just brought to my attention recently that the Cle Elum Council will be meeting soon to go over a 
proposed application for a major modification to the area along Bullfrog Road.  I am sure that many long‐time 
residents and even many newcomers to the area would be greatly concerned with the proposed changes to 
that area that has served as a largely preserved forest area for many years.  Without a doubt, if these 
proposed changes are allowed, the area in general, and particularly the unique nature of Roslyn, Ronald, Cle 
Elum, South Cle Elum, and all the outlining areas will be greatly changed and diminished forever.   
 
As a native of Roslyn and a graduate of Cle‐Elum/Roslyn High School, I have always been proud to call the 
Upper County my home.  I have had the privilege of traveling and living in many places all over the country 
and the world; and yet, I still find our area to be one of the most beautiful and preserved places that I have 
ever been.  That is why in 2012 my husband and I bought a home in an outlining area of Cle Elum.  Our 
mountains, forests, lakes, water systems, and open land mean so much to the residents of the area.  Over the 
past 15 years, there have been incredible changes.  As a community if we do not do something to monitor and 
protect the community that we live in and the majestic surroundings that we have taken for granted, it will 
cease to be exactly what has drawn so many to settle here and call it home.   
 
Point blank, the Bullfrog Flats UGA property is the antithesis of the integrated community that we have been 
fighting to maintain.  Sun Communities develops and operates over 380 RV resorts and residential 
communities in the Unites States and Canada.  Their interest is clearly not in the interest of our already 
present rural communities.  As we have already seen with the influx of rentals, care for the community and 
preservation of its natural resources are not the primary goal or concern, as I highly doubt that it will be for 
the developers of this multi‐use proposal.   
 
Please reconsider your position on this proposal.  I understand that the community is growing.  You are in 
unique positions to put in place a plan that will preserve and protect our area, our residents, our history, and 
our future.   
 
Sincerely, 
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Kerri Browitt Caviezel 
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Meagan Hayes

From: Planning
Sent: Friday, September 10, 2021 7:03 AM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh; Jay McGowan
Subject: FW: 47 Degrees North Project - Future Land Use and Official Zoning Map

 
 

From: debbiebrickel@gmail.com <debbiebrickel@gmail.com>  
Sent: Thursday, September 9, 2021 10:28 PM 
To: Planning <planning@cleelum.gov> 
Cc: director@wahorsepark.org 
Subject: 47 Degrees North Project ‐ Future Land Use and Official Zoning Map 
 
To Cle Elum Planning Department: 
 
We wish to express our strong opposition to the rezoning of the Washington State Horse Park 
(“47 Degrees North Project”) in Cle Elum to remove horse trails from the park for a manufactured 
home/RV development. 
 
When my husband and I moved to WA several years ago, one of the first things we did was 
drive to see the Washington State Horse Park.  We are horse owners, and love trail riding and 
other horse activities.  I was very impressed with the Washington State Horse Park.  I thought it 
was such a great place for horse events and trail riding and a beautiful area. 
 
The Washington State Horse Park is a valuable resource for equestrians.  At the present time, 
equestrians are losing more and more equestrian trails to development.  There are many horse owners 
in Washington and it should be a top priority for the state to preserve existing trails and promote 
the establishment of more trails for equestrians.   Horse owners spend a lot of money in this 
state – purchasing horse properties, buying hay and feed, pickup trucks and trailers, fencing, barns, tack, etc. 
We should have a voice in the preservation of horse trails.   
 
It seems especially poor planning for Cle Elum, which is in a beautiful forested undeveloped area, to be  
rezoning horse trails for manufactured homes and RVs.  This development must not be approved.   
The State of WA should not allow this beautiful park and important equestrian resource to be developed. 
We will certainly not visit WA State Horse Park or Cle Elum in the future if it is located next to some 
housing development.  I thought the state of WA was better than this.  This is a beautiful state, it is 
your responsibility to preserve it and protect it from big development corporations. 
 
Respectfully, 
 
 
 
Tony and Debbie Brickel 
393 Jacobs Rd 
Coupeville WA 98239 
(916) 207‐7095 
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6

Meagan Hayes

From: Planning
Sent: Friday, September 10, 2021 7:02 AM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh; Jay McGowan
Subject: FW: Planning Department/47 Degrees North

 
 

From: D GRIFFIN <bators@msn.com>  
Sent: Thursday, September 9, 2021 9:04 PM 
To: Planning <planning@cleelum.gov> 
Cc: jmgowan@cleeelum.gov; John Glondo <jglondo@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; Beth Williams 
<bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; Matthew Lundh 
<mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: Planning Department/47 Degrees North 
 

Here are our concerns about the new proposed Bullfrog Flats development.  
 
1. Where will the water come from for all these new homes? 
 
2. Where will the sewer go & how much more will it cost the citizens of the surrounding communities 
(UKC) to accommodate for all these homes? 
 
3. What kind of income can the city possibly be collecting when the home owners do not even own the 
land their houses/mobile homes sit on? Do you rely only on Sun Communities for tax revenue since they 
own the land? Will they pay their taxes on time, or fall behind like Suncadia did causing other UKC 
residents to cover the cost of improvements needed for their development? 
 
4. Where will the money come from for fire fighters, police, and other public services that will be needed 
to accommodate a development of this size? 
 
5. What types of people will this type of development bring into our community? People who are vested in 
our community and its historic culture? 
 
6. Will this type of community fit in with our community aesthetically? Modular/ mobile homes and RVs??? 
 
7. We need affordable housing. What happens when the land owner raises the rent so high the tenants 
can't afford to pay it and make their mobile home payments too? We still won't have affordable housing 
but Sun Communities resells/rerents and keeps making money while our homeless population increases. 
 
8. Where will all of these new people work? Commuting over the pass is getting harder and more 
dangerous every day. The pass can't handle the traffic flow as it is now. 
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9. Where will these new people, and other UKC residents, shop for groceries, household items, etc.? 
Suncadia hasn't built a new grocery store in the past 19 years, why would they do it now? 
 
10. What happens to the elk herd that has been living in that area for ever? Other local species??? 
 
11. Will their recreation facilities be open for UKC residents to utilize? Suncadia promised theirs would be, 
then changed their mind. 
 
12. TRAFFIC, TRAFFIC, TRAFFIC...how will anyone ever get around on a weekend during the summer. SR 
903, Bullfrog Road, and the round-a-bout at Sportland already can't handle the summertime traffic. 
Adding a new road that connects to these 2 existing roads is only going to make things MUCH worse and 
dangerous for our citizens. We have already been told by the county that there are not enough officers to 
police the entire county, especially on weekends, and I know our local department can't cover it all. 
 
At least with the 2002 original plan the home owners purchased the land and built real homes, instead of 
manufactured single wides. Do not let this company come in and ruin our beautiful, historic community. 
 
Mike & Darcy Bator 
4th generation residents UKC 
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Meagan Hayes

From: Planning
Sent: Friday, September 10, 2021 7:01 AM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh; Jay McGowan
Subject: FW: Mother of All Trailer Parks

 
 

From: Jade Koskela <jkoskela0@gmail.com>  
Sent: Thursday, September 9, 2021 8:42 PM 
To: Planning <planning@cleelum.gov>; Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; 
Ken Ratliff <kratliff@cleelum.gov>; Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven 
Harper <sharper@cleelum.gov>; Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: Mother of All Trailer Parks 
 
Dear Planning, 
 
I just bought a home in Cle Elum and was looking forward to living in a small town again. Now I am frustrated to find out 
that the Mother of All Trailer Parks is going to be built here, thanks to Wall Street. 
 
Publicly traded corporations that invest in real estate caused the 2008 Financial Crisis. Last year they were buying up 
every home on the block, outbidding individuals, to rent them out during the Pandemic. 
https://nypost.com/2020/07/18/corporations‐are‐buying‐houses‐robbing‐families‐of‐american‐dream And now they 
want to build the MOATP in my new hometown. 
 
I have lived in a trailer growing up, and I have family members that live in trailers today. I have other family members 
that work in construction and have lived out of RV’s for long periods of time. I’m not against trailer parks. I’m against this 
trailer park. There are 3 problems with it. 

 It's not sustainable. It’s cheap, single‐use, and disposable; a giant plastic bag. It may have 10 good years, another 
10 so‐so years, but eventually it will be blight. And the developer will go somewhere else and repeat this 
process. If this is a small community it’s no big deal. But this is half of the city. It’s too big to fail. Contrast this 
with the many homes in this area which are a century old and well maintained. They are built to last. 

 It's a monolith. In the software industry we try to avoid monoliths. Systems work better as small or medium size 
independent units. This is more natural, and how things grow organically. It’s why communities like this are 
unappealing. People can detect the weirdness of having 800 homes built by one developer, no matter how hard 
you try to hide it.  

 I was advised by the West Coast Polite Patrol to remove #3 from the public comment. 

This land should be bought by some sort of community corporation, or maybe the city can sell bonds to buy it. And then 
break it up into smaller pieces and sell one piece every 5 years to a different local developer. That's how communities 
should be built. 
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Meagan Hayes

From: Planning
Sent: Friday, September 10, 2021 7:01 AM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh; Jay McGowan
Subject: FW: 47 Degrees North

 
 

From: Michael Montgomery <mike@turigrinos.com>  
Sent: Thursday, September 9, 2021 7:21 PM 
To: Planning <planning@cleelum.gov> 
Subject: 47 Degrees North 
 
Under no circumstances should the 47 Degrees North project move forward. It would be one thing if the 
project just varied significantly from what was originally approved (and this would still be sufficient 
grounds for denial), but doubling the local population, overwhelming our schools, roads, and emergency 
services, and, inevitably, passing on the costs for any improvements to local taxpayers is absolutely 
ridiculous. 
 
Michael Montgomery 
81 Spruce Ln 
Ronald, WA 98940 
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Meagan Hayes

From: Planning
Sent: Friday, September 10, 2021 7:00 AM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh; Jay McGowan
Subject: FW: 47 Degrees North Project - Comment

 
 

From: Jerry Martin <JerryM@fjmartin.com>  
Sent: Thursday, September 9, 2021 6:57 PM 
To: Planning <planning@cleelum.gov> 
Cc: 'Ruthann Martin' <mruthann@hotmail.com> 
Subject: 47 Degrees North Project ‐ Comment 
 
Thank you for entertaining project comments and concerns. Our home located at 1731 Coal Mine Way, Cle Elum, WA 
98922.  Being part of the Cle Elum community has surpassed our expectations in terms of recreational diversity, safety 
and welcoming business/community resources.  We have only recently learned of the details and scale of the 47 Degree 
North Project.   We understand that this project was introduced over 20 years ago. We can only imagine the growth that 
has physically occurred over the ensuing years in Cle Elum, including:  Suncadia and Thumble Creek, plus the Roslyn, 
Ronald to Samon La Sac corridor. Absent our witnessing these changes and their impacts, allow us to share our present 
day comments and concerns. 

 We appreciates the need for affordable housing that complements Cle Elum’s neighborhoods in terms of 
density, design and safety. 

 We are concerned by the consequent increase of traffic on Bullfrog Road including the I90 entrances. The 
summer Sunday afternoon experiences already include traffic driving around I 90 congestion and utilizing 
Bullfrog as the final link in a shortcut strategy. Add to this the flow of cars from the communities west of Cle 
Elum and the present volume appears to overwhelm the capacity of Bullfrog Road to avoid major backups. We 
are very concerned what the experience would be like during a natural  disaster,  like a forest fire. 

 We are in awe of the elk and deer herds that frequent our area, especially in close proximity to Bullfrog Road. 
How would a new large scale development impact their existence and habitat? 

We value your efforts on our community’s behalf and your consideration of our concerns. 
 
Regards, 
Jerry & Ruthann Martin 
 
206‐979‐3103 
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Meagan Hayes

From: Planning
Sent: Friday, September 10, 2021 6:59 AM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh
Subject: FW: 47 Degrees North Major Amendment

 
 

From: Susan Black <suzyballard@gmail.com>  
Sent: Thursday, September 9, 2021 6:50 PM 
To: Planning <planning@cleelum.gov> 
Cc: Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; 
Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; 
Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47 Degrees North Major Amendment 
 
City of Cle Elum – Mayor, City Council members, Planning Department, 

Re: 47 Degrees North Major Amendment proposal 

 
I am writing to provide the city with my very strong concerns about the Sun Communities 47° North proposal 
for the Bullfrog flats property.  The proposed manufactured home / RV community: 

 
    – is not in character with the City of Ce Elum or the upper valley (a fundamental requirement of the current 
zoning for the property), 
   – would create a new and separate private tourist resort and not a natural extension of city neighborhoods as 
originally envisioned/required by city zoning and current approvals, 
    – is in its entirety a private business not a neighborhood (no lots will be created or sold, all spots will be 
leased, and the project will be private), wholly owned by a large out-of-state publically traded corporation 
whose fiduciary duty is to its shareholders, 
    – provides no significant benefits to upper valley residents and taxpayers, but 
    – will create serious and significant impacts on roads, police, fire, schools, emergency services, hospitals, 
and other public services that can’t (or won’t) be fully mitigated by the developer, and therefore, 
    – will create extensive traffic congestion and gridlock conditions and an overall reduction in levels of service 
of upper county services which will require public expenditures and increased upper county taxes to pay for, 
essentially a subsidy for a private business, 
    – Denial of the Sun Communities proposal would not take away or reduce underlying property rights.  The 
original underlying zoning approval would still allow the development of this site, just not as a private 
resort/manufactured home community. 
 
For all of these reasons and others, I implore the City to DENY this proposed major amendment and retain the 
current approved land use for the property. 

Respectfully, 
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Susan Black 

181 Timber Road Cle Elum 
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Meagan Hayes

From: Planning
Sent: Friday, September 10, 2021 6:59 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 Degrees North Development 

 
 

From: kvg78@comcast.net <kvg78@comcast.net>  
Sent: Thursday, September 9, 2021 5:20 PM 
To: Planning <planning@cleelum.gov> 
Subject: 47 Degrees North Development  
 
 
 
 
Dear Cle Elum Mayor and City Council, 
  
I am writing to you as a soon to be homeowner in Suncadia.  My husband and I are building a home and will be full 
time residents of Cle Elum. We are looking forward to being a part of the community. I am writing to you today to let 
you know that we are extremely concerned about the 47 Degrees North Development and it’s far reaching negative 
impact. We attended the the recent City Hall meeting via zoom and heard from current residents about their similar 
concerns. They choose to live in the small towns of Cle Elum, and Roslyn. We are choosing to move to the area for 
most of the same reasons- the sense of community, the lack of hustle and bustle and traffic, small businesses, close 
to nature and wildlife.  
 
I am deeply concerned that all of these things will be unsafely affected and significantly burdened by the proposed 
47th North Development.  A major concern is traffic impact through town and along Bullfrog Road especially when 
there is an emergency or a fire. An event that required emergency immediate evacuation along that two-lane road is 
unimaginable. The safety of all of us in this community who need to access Bullfrog Road is a huge 
concern.  Secondly, as for the stores, restaurants, and other commercial entities in Cle Elum and Roslyn, we are 
already seeing business owners struggling to handle the rapid increased growth of new residents in the area.  Many 
business owners have shared their concern about feeling overwhelmed now and how adding many hundreds more 
residents as customers will significantly impact their ability to run their businesses effectively, comfortably, and 
profitably.   
 
Another major issue is law enforcement, fire, and medical services. The way I understand it is that the new 
development will not contribute tax dollars to fund these services even though the number of residents who will 
require these services will potentially double?!? It seems dangerous, and is irresponsible stewardship of the already 
existing community. 
  
The environmental impact on the incredible wildlife of this area and the tremendous increased need for water and 
power are both troubling with a development of this size and scope.  
  
I care about safety, local business success, infrastructure integrity, the environment and wildlife preservation in our 
Cle Elum and Roslyn communities. You are stewards of this community who represent all of us. I know you must 
also care deeply about this community. I know you take your job seriously as leaders in our community. I urge you 
to be on the right side of the legacy of this beautiful area in which we choose to live! I understand there was a much 
smaller scale development that was approved in the past and I urge you to return to that original agreement. 
  
Thank you for listening,  
Kathy (and David) Gusdorf  
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Meagan Hayes

From: Jay McGowan
Sent: Tuesday, September 7, 2021 8:15 AM
To: Meagan Hayes; Greg Dohrn
Subject: FW: Concerns over 47 degrees north

 
 

From: Brad Helgeson <helgeson2009@gmail.com>  
Sent: Monday, September 6, 2021 8:38 AM 
To: Planning <planning@cleelum.gov>; Jay McGowan <jmcgowan@cleelum.gov>; bwilliams@cleel 
Subject: Concerns over 47 degrees north 
 
 
Mayor McGowan and Planning Department, 
 
I am writing this email on a personal level, but have worked for the City of Cle Elum for the last 8 years as a police officer 
for this community. 
 
The more I see and hear about the 47 degrees north proposal, the more I am concerned that this is the WRONG plan for 
this community and something that our infrastructure is NOT READY to support. 
 
I moved here to enjoy the small town Cle Elum that we all love and I know that more and more people are moving here 
to enjoy the same thing, but this proposal is a drastic change from what Cle Elum represents and I do not believe 
benefits the city or residents of Kittitas County in any way.  Let's look at ways to use this land that fits in with keeping 
the small community feeling while growing to the ever changing world, and something that will not, in my opinion, 
become a dilapidated problem in the future. 
 
On a job related level, we are not properly staffed or prepared to take on the potential doubling of call volume and 
resources that this development will require and the Sun Communities proposal does little to offset this drastic change 
in what will be required of this small department. 
 
Thank you from a concerned citizen, 
Brad Helgeson 
helgeson2009@gmail.com 
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Meagan Hayes

From: Planning
Sent: Tuesday, September 7, 2021 8:11 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 Degrees North Major Amendment

 
 

From: David Ziembicki <davidzi@outlook.com>  
Sent: Monday, September 6, 2021 8:35 PM 
To: Planning <planning@cleelum.gov>; Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; 
Ken Ratliff <kratliff@cleelum.gov>; Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven 
Harper <sharper@cleelum.gov>; Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47 Degrees North Major Amendment 
 
I’m writing this letter to voice my opposition to the proposed 47 Degrees North development. A full list of reasons 
follows, many of which were raised at the recent city council meeting. 
 
Before the specifics consider this: I struggle to imagine how any rural small town elected officials would think that a 
good development plan or use of space would be to: 

 Rapidly double their population 

 Predominantly via transient/short term/renters 

 Through a massive RV/trailer/manufactured home park 

 While requiring near zero improvements, investments, or community enhancement 

 Guaranteeing the overload of nearly all public and private services 

 Significantly increasing the risk of disaster should a fast moving wildfire overtake the area while roads are 
gridlocked on the weekend 

 
Such officials would likely not be re‐elected, I certainly would not vote for them. 
 
It would take less than an hour to think of 100 other uses of the land or mandatory improvements that would ensure 
greater outcomes for the current and future citizens and visitors. 
 
Imagine a plan instead where the focus was on home (and land) ownership, full‐time residents, tax‐base expanding, pro‐
business but sustainable growth? Where much needed access improvements, school expansion, fire/EMS/police 
expansion were all part of an integrated plan?  
 
I’ve lived here full time for 10 years since we moved from the east coast. I’ve volunteered with FD7 for 4 years, made 
significant donations to Life Support and HopeSource. I’ve seen firsthand how thin the safety net is here across all of the 
public services. 
 
I’m not in the “nothing should ever change camp”, as mentioned I’m pro‐growth and development especially given the 
poverty and limited services in this area. Everything I’ve read about 47 Degrees North makes me believe this massive 
development would make things far worse on all of the dimensions mentioned. 
 
To date, I’ve not seen or heard a single person argue in favor! 
 
I hope the mayor and council take note of the major opposition of residents to the 47 Degrees North amendment. This 
region is one of a kind in many ways and should be carefully developed. 
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Thank you for your public service and reading this letter. 
 
David Ziembicki 
Ronald, WA 
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Meagan Hayes

From: Planning
Sent: Tuesday, September 7, 2021 8:09 AM
To: Meagan Hayes; Jay McGowan; John Glondo; Ken Ratliff; Beth Williams; Mickey Holz; Steven Harper; 

Matthew Lundh; Ruston Weaver; Kathi Swanson
Subject: FW: 47 Degrees North Project

 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Cindy Rose <crluvsdogs@gmail.com>  
Sent: Monday, September 6, 2021 5:05 PM 
To: Planning <planning@cleelum.gov> 
Subject: 47 Degrees North Project 
 
Hello. 
 
We are residents of Cle Elum and would like to submit our comments about the negative impact this, and associated 
developments, will have on our community. Please advise to whom we should address our letter to. 
 
Thank you. 
 
Linwood & Cynthia Rose 
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Meagan Hayes

From: Planning
Sent: Tuesday, September 7, 2021 8:08 AM
To: Meagan Hayes; Jay McGowan; John Glondo; Ken Ratliff; Beth Williams; Mickey Holz; Steven Harper; 

Matthew Lundh; Ruston Weaver; Kathi Swanson
Subject: FW: 47 Degrees North Comments

 
 

From: Joan Davies <jmdavies001@gmail.com>  
Sent: Monday, September 6, 2021 4:12 PM 
To: Lucy Temple <ltemple@cleelum.gov>; Planning <planning@cleelum.gov> 
Cc: Chris Davies <cdavies001@yahoo.com> 
Subject: 47 Degrees North Comments 
 
This is our primary home and very concerned about what we are hearing about the potential new development on 
Bullfrog Road.  
We do understand that we need more affordable housing, but everything we have read to date does not fit the bill.  I 
will summarize here: 

1.       Traffic ‐‐ We already are concerned about the traffic around here.  We just attempted to use I‐90 and 
getting onto Bullfrog was almost impossible – backups.  Then the freeway was congested going from exit 80 to 
70.  Coming back it was even worse (both Sunday at noon then 1.30pm).  This, with nearly doubling the size of 
the population, will be even worse. 
2.       Sun Communities that is attempting to set this up has had many complaints in other states.  Why do we 
think that we will be able to ‘control’ the process and company here?  If they decide to pull out due to legal 
issues, what will the people who purchased their homes on the leased land have? They have a poor track record. 
3.       The tax base will be substantially less.  How will Cle Elum and Upper Kittitas County afford the additional 
needs of: schools, sewer, water, roads, city and county services, police, medical?  This is the time to be able to 
improve and grow services that are offered.  Without the income that had originally been estimated, we will 
lose the opportunity and potentially services / taxes rise for other residents here? 
4.       Police:  We heard from the Sheriff that with the type of development that is being planned, there will be 
more transient people which causes higher incidents and need for police services.  Will we be able to afford the 
need with the growth as it stands? 
5.       The type of housing:  Again reiterating that we understand the need for more affordable housing, this 
doesn’t seem to be the solution.  If we were to buy one of the manufactured homes on leased land, their values 
go down rather than up over the years.  It is the depreciation much like a car, boat, RV that their values are less 
as years go by.  Therefore, the area will potentially have people owing more than the asset is worth – and no 
land as well.  
6.       Will the services in the area be able to support it?  This is a very high density area.  Our current 
supermarkets and day to day services are overbusy with the amount of people living here as well as people 
passing through (the weekend or on I‐90).  The school system will need much more capacity.  The road systems 
will need to be improved.  How does this fit into the overall vision of growth and affordability especially with the 
lower tax base 47 Degrees North? 

Would it not be wise to plan ‘developments’ within the area and grow those up on a more measured basis to allow the 
services to grow with them rather than 661 RV, 673 manufactured units, and 50 affordable housing.  In addition, this will 
lose the original plan of over 600 houses and instead have an RV park ‐ losing needed housing for locals in the area to 
transient RVs coming in.  Avoiding this type of property development on leasehold land and lots of RVs would be 
strongly recommended.  It has little value for the homeowner, taxpayer – and also the area ‐  going forward. 
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Thank you for your consideration on such an important issue for our community.   
 
Chris and Joan Davies 
1015 E 2nd Street 
 
 
‐‐  
Joan Davies 
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Meagan Hayes

From: Planning
Sent: Tuesday, September 7, 2021 8:07 AM
To: Meagan Hayes; Jay McGowan; John Glondo; Ken Ratliff; Beth Williams; Mickey Holz; Steven Harper; 

Matthew Lundh; Ruston Weaver; Kathi Swanson
Subject: FW: 47 North proposal

 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Susan <haulinsusan@yahoo.com>  
Sent: Monday, September 6, 2021 3:44 PM 
To: Planning <planning@cleelum.gov> 
Subject: 47 North proposal 
 
I only know of three large developments or plans to develop currently, not to mention several already developed in our 
upper Kittitas county. And a massive influx of home buyers on top of that.  
How much growth is enough? How much of our natural environment has to be sacrificed to accommodate the growth? 
Are we measuring what we’re losing against any possible gains? 
We need quality of life, nature, space, and sustainability of our resources. And so do our wildlife friends.  
All these developments‐it’s too much. More pollution, more noise, more crowds, more pavement and runoff waste. And 
less of everything we cherish. When do we say enough?  
Can’t we be different and grow slow, with design and preservation? 
Stop 47 North.  
Sincerely 
Susan Daniel  
haulinsusan@yahoo.com 
 
Sent from my iPhone 
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Meagan Hayes

From: Planning
Sent: Tuesday, September 7, 2021 8:06 AM
To: Meagan Hayes
Subject: FW: 47 Degrees North Major Amendment Proposal

 

 

From: Kathy Perkins <ksdonahoe@yahoo.com>  
Sent: Monday, September 6, 2021 3:28 PM 
To: Planning <planning@cleelum.gov> 
Subject: FW: 47 Degrees North Major Amendment Proposal 
 

 

 

From: Kathy Perkins <ksdonahoe@yahoo.com>  
Sent: Monday, September 6, 2021 3:11 PM 
To: 'planning@cityofclelum.com' <planning@cityofclelum.com> 
Cc: 'jmcgowan@cleelum.gov' <jmcgowan@cleelum.gov>; 'jglondo@cleelum.gov' <jglondo@cleelum.gov>; 
'bwilliams@cleelum.gov' <bwilliams@cleelum.gov>; 'mholz@cleelum.gov' <mholz@cleelum.gov>; 
'sharper@cleelum.gov' <sharper@cleelum.gov>; 'mlundh@cleelum.gov' <mlundh@cleelum.gov>; 
'rweaver@cleelum.gov' <rweaver@cleelum.gov>; 'kratliff@cleelum.gov' <kratliff@cleelum.gov> 
Subject: 47 Degrees North Major Amendment Proposal 
 

 

September 7,2021 

 

City of Cle Elu‐Mayor, City Council Members, and Planning Department 

RE: 47 Degrees North Major Amendment Proposal 

 

To Whom It May Concern, 

I am writing to voice my strong concerns regarding the Sun Communities 47 North proposal for the Bull Frog 

Flats Property.  In particular, I am strongly opposed to the current proposal made by Sun Communities to 

develop the area into a large manufactured home and trailer park. 

The reasons as to why this amendment should be rejected are clearly obvious.  The City of Cle Elum does not 

have the infrastructure to support a development of this magnitude, especially one that will be built so 

quickly. Sun Communities has no intention of financially investing the money into the city of Cle Elum that will 

be need for this development so there is no money to make this infrastructure either. In fact, due the 
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structure of the leased land arrangement, they will be paying less than their fair share of taxes.  Also, this is a 

major change from the original intention of the agreement and the effects on the wildlife with this new plan 

need to be examined in more detail. Last of all, and most importantly, entering a business development 

agreement with Sun Communities will be a mistake that permanently NEGATIVELY impact the City of Cle Elum 

forever! 

Sun Communities is a large PUBLIC company valued at about $22 billion.  As a public company, their primary 

and fiduciary responsibility is to make money for their shareholders.  This means making the largest profit 

possible by generating the most revenue with the least amount of expenses.  They have NO responsibility to 

the City of Cle Elum.  In fact, it is in their best interest to support the community financially as little as 

possible.  They don’t care if the city suffers, it does not affect them.  They don’t care if the wildlife suffers, it is 

not their problem.  They just want people to rent their manufactured homes and use their RV park.  Why 

would the City of Cle Elum want to business with them?  How does the City of Cle Elum plan to fight a $22 

billion company if something goes wrong?  In summary, Sun Communities is just using the City of Cle Elum to 

make a profit at the city’s expense. 

I urge all of you to read the reviews written about Sun Communities.  Most of the reviews written by the 

people who live at Sun Communities are negative and have the same theme‐Sun Communities does not 

maintain their properties well and they take advantage of distressed homeowners.  Read them. They talk 

about lack of upkeep in common areas (including some people in Nevada who expressed concern about the 

WILDFIRE HAZARDS due to lack of upkeep).  Do you really want the one of the largest taxpayers in the county 

to have a reputation for creating wildfire hazards or one who is known for the lack of picking up trash (which 

will attract unwanted wildlife).  Last if all, there seems to be a common thread of the renters of the 

manufactured homes having trouble making payments and Sun Communities taking advantage of them 

financially.  Is this really the type of business the city of Cle Elum wants to do business with?   

For these reasons, I request that the City of Cle Elum deny this proposed major amendment and retain the 

current approved land use for the property.  Development of this property is inevitable but the type of 

development can be controlled. 

 

Sincerely, 

 

Kathleen Perkins 

421 Big Rock Lane Cle Elum WA 98922 
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Meagan Hayes

From: Planning
Sent: Tuesday, September 7, 2021 8:06 AM
To: Meagan Hayes
Subject: FW: 47 Degrees North Major Amendment proposal 

 
 

From: kate vangaver <katevangaver@hotmail.com>  
Sent: Monday, September 6, 2021 1:41 PM 
To: Planning <planning@cleelum.gov> 
Cc: Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; 
Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; 
Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47 Degrees North Major Amendment proposal  
 

City of Cle Elum – Mayor, City Council members, Planning Department, 

Re: 47 Degrees North Major Amendment proposal 

 
I am writing to provide the city with my very strong concerns about the Sun Communities 
47° North proposal for the Bullfrog flats property.  The proposed manufactured home / RV 
community: 

 
    – is not in character with the City of Ce Elum or the upper valley (a fundamental 
requirement of the current zoning for the property), 
   – would create a new and separate private tourist resort and not a natural extension of 
city neighborhoods as originally envisioned/required by city zoning and current approvals, 
    – is in its entirety a private business not a neighborhood (no lots will be created or sold, 
all spots will be leased, and the project will be private), wholly owned by a large out-of-
state publically traded corporation who’s fiduciary duty is to its shareholders, 
    – provides no significant benefits to upper valley residents and tax payers, but 
    – will create serious and significant impacts on roads, police, fire, schools, emergency 
services, hospitals and other public services that can’t (or won’t) be fully mitigated by the 
developer, and therefore, 
    – will create extensive traffic congestion and gridlock conditions and an overall 
reduction in levels of service of upper county services which will require public 
expenditures and increased upper county taxes to pay for, essentially a subsidy for a 
private business, 
    – Denial of the Sun Communities proposal would not take away or reduce underlying 
property rights.  The original underlying zoning approval would still allow development of 
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this site, just not as a private resort/manufactured home community. 
 
For all of these reasons, and others, I implore the City to DENY this proposed major 
amendment and retain the current approved land use for the property. 

Respectfully, 

Katherine VanGaver 

61 Cake Box Ln 

Cle Elum, WA   

206-250-9296 

 

 

 

Sent from my iPhone 
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Meagan Hayes

From: Planning
Sent: Tuesday, September 7, 2021 8:01 AM
To: Meagan Hayes; Jay McGowan; John Glondo; Ken Ratliff; Beth Williams; Mickey Holz; Steven Harper; 

Matthew Lundh; Ruston Weaver; Kathi Swanson
Subject: FW: 

 
 

From: Paul Grutzner <pegrutzner@gmail.com>  
Sent: Saturday, September 4, 2021 2:51 PM 
To: Planning <planning@cleelum.gov> 
Subject:  
 
Hi I am a cle elum resident living at 321 4th Street. I wanted to voice my opposition to the 47 north development as it is 
proposed. I cannot believe an RV park and mobile home community of that size is in the best interest of Cle Elum, or it's 
future.  Larger lots, more traditional single family homes and less mobile and RV space should be mandated. Zero lot line 
development is not fitting for Cle Elum. Is the development paying it's fair share to pay police and fire service? Will they 
add to the spirit of Cle Elum and contribute to the revitalization of the downtown core? Please retain the spirit and 
character of Cle Elum. At a minimum mandate more traditional single family homes, larger lots, more open space and 
make sure they pay their fair share to support our city.   Regards Paul Grutzner 



MARK & JAMIE STONE 
212 Sage Brook Lane 
Cle Elum, WA  98922 

 
 
 
September 1, 2021 
 
To the City of Cle Elum – Mayor, Council Members, Planning Dept.: 
 
Re:  47 Degrees N. – Major Amendment 
 
My name is Mark Stone.  My wife and I own a home in Cle Elum.  We originally moved to Seattle from 
northern New Mexico in 2016.  We visited the east side of the Cascades frequently and a year ago 
decided to make it our primary residence.  This area reminds us of the high desert regions of northern NM 
and southern Colorado.  There is a lot of history here that we are in the process of learning, but we are 
obviously very attracted to it. 
 
First, we believe that whatever happens on the Bullfrog Flats land should be consistent with the planned 
growth and character of Cle Elum and northern Kittitas County.  Secondly, it should be complimentary to 
the businesses that are already here.  We think that the plan approved in 2002 does that while the 
proposed modification does not.  This radical modification may benefit some businesses, but it is hard to 
imagine that it will be a tide lifting all boats.  On balance, we believe it will make the area less appealing 
for residents and visitors and will be a net negative for the city.  It is certainly causing us to question our 
decision to buy a home here. 
 
We urge you to disapprove the modification being requested. 
 
Respectfully Submitted, 
 
 
 
Mark Stone, mrstone5t@gmail.com, (505) 780-0661 
Jamie Stone, Jamie.k.stone@gmail.com, (505) 501-1005 
212 Sage Brook Lane 
Cle Elum, WA 98922  
   



September 10, 2021


RE:  47 Degrees North - Written Comments


City of Cle Elum 

119 West First St

Cle Elum, WA. 98922


Mayor, City Council Members, Planning Department


I would like to thank-you for your time and efforts in serving the community as well as 
the opportunity to submit my comments AGAINST the Sun Communities 47 Degrees 
North proposed major modifications to the existing Bullfrog UGA.


I have read the well articulated letters of Tom Uren, Larry Stauffer and James Carmody 
of KCUAC and I applaud their well reasoned, well supported arguments and share their 
sentiments wholeheartedly.  As they have already made strong cases against the 47 
Degrees North proposal and I certainly can’t say it better than they already have, I will 
be brief.


I am extremely alarmed  and horrified by the degree to which Sun Communities is 
pressing for change to the existing zoning.  It is my assumption that the current zoning 
was carefully considered by the Cle Elum council before being put in place in 2002 
weighing economic benefits against the community impact. My personal view it is 
already too heavy of a weight for the community to withstand but to allow greatly 
increased impact is unthinkable. The community character and longstanding cultural 
fabric is already under duress, this proposal will certainly be total annihilation.


Is it not a bad sign that this new neighbor has already put so much time and effort into 
a plan that lies so far outside of what is known to be allowed?  Certainly in the 
corporate boardroom they see the City of Cle Elum as easy prey.  Many times over 
during the decades I have lived here, our community has been offered small reward by 
big money and lost much along the way.  I implore you as representatives of the 
community, to stand up for us, protect our greatest assets and vote NO to the 47 
Degrees North proposed major modifications.


I thank you again for your time, consideration and service to the community,


Christy Mirande

203 South Third St

Roslyn, WA.  98941




September 10, 2021 

City of Cle Elum – Mayor, City Council members, Planning Department, 

Re: 47 Degrees North Major Amendment proposal 

I am a local resident in Cle Elum and have some very strong concerns about the 
proposed 47 Degrees North development.   

I purchased my property in Cle Elum in Feb 2017 due the tranquil and peaceful serenity 
of the area.  I specifically chose this area as a place to live based on the quality of life. I 
truly believe that is also the reason many people have chosen to live in Cle Elum.   

However, the 47 Degrees North development will completely obliterate the quality of life 
for existing residents.  Not only will it significantly increase the population of the area in 
a short period of time, but it will have devastating consequences on community 
resources such as schools, police, fire and fire.  Increased population will also bring 
more traffic to the area where roads (including all highways and streets) are already 
pushing extreme and maximum capacity.  Who will pay for the increased costs 
associated with all of this development?  More than likely, the burden will fall on existing 
residents of Cle Elum, which is not equitable.  Existing residents are paying taxes to 
support the current quality of life and to at least try to meet current demand.  The rate of 
local wages does not support the ability to pay tax increases.  This development would 
put an insurmountable tax burden on the community, one that will have devastating 
consequences in the future. 

Owners and visitors at 47 Degrees North will most likely be from out of the area, and will 
not have the same respect as existing residences.  There will be trespassing and 
disregard for private property which will only result in even further friction between local 
residents and 47 Degrees North residents.  Out of town guests/visitors also will not have 
the same level of fire awareness as local residents.  Burn bans will be ignored which will 
result in even more catastrophic fires to residential areas.  With increased road traffic 
and strain on emergency resources, it will take longer for resources to respond to fire 
and/or emergency situations.  Who will pay the price then?  This development will put 
the lives and property of many existing residents in jeopardy. 

For all of these reasons, and others, I implore the City to DENY this proposed major 
amendment and retain the current approved land use for the property. 

Respectfully, 

Wendy Darcy 
4760 Emerick Road 
Cle Elum, WA 98922 
 



 
 

 

          

September 9, 2021 

 

Via Email: planning@cityofcleelum.com 

 

City of Cle Elum 

Attention: Planning Department/47 Degrees North 

119 West First Street 

Cle Elum, WA 98922 

 

 RE: Proposed Major Modification to the Bullfrog UGA Master Site Plan 

   

 

Dear City of Cle Elum, 

 

We are submitting these comments on behalf of clients who are full-time residents and 

neighbors of the City of Cle Elum regarding the proposed major modification (“Proposal”) to the 

Bullfrog Flats Urban Growth Area (“UGA”) Master Site Plan. As set forth below, the Proposal 

should be denied because it would have numerous adverse impacts to the City of Cle Elum and 

its residents, runs counter to legal requirements governing development in the UGA, and thwarts 

the City’s goals of meeting its growth targets and providing housing for the City’s residents. 

 

A. The Proposal would Inappropriately Convert Land Approved for Permanent 

Housing to an RV Resort  

 

One of the Proposal’s defining features is the development of a massive RV resort with 

accommodations for up to 661 RVs. This RV resort is a drastic deviation from the currently 

approved and designated use for this portion of the subject property – establishment of 

residential dwelling units. This deviation should not be approved, as it would adversely impact 

the City’s residents and conflict with state and local laws that require and prioritize the provision 

of housing for growing populations in urban areas.   

 

In 2002 the Cle Elum City Council approved a Master Plan and a Development 

Agreement to govern the future development of the Bullfrog Flats UGA (“2002 Agreement”). 

The 2002 Agreement was finalized after years of extensive review and analysis, and it reflects 

the City’s vision for appropriate development in the UGA. A key feature of this agreement is to 

provide significant new development for permanent residents, advancing the City’s goals of 

meeting its future growth targets. Along these lines, the Agreement provides for the construction 

of 1,334 dwelling units, including 810 single family units and 524 multi-family units, and 7.5 

mailto:planning@cityofcleelum.com
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acres for the construction of 50 affordable housing units. It also includes a 75-acre business park 

to provide important employment opportunities for the City’s residents.  

 

The 2002 Agreement prioritizes the provision of housing in the Bullfrog Flats UGA in 

compliance with the Growth Management Act, chapter 36.70A RCW (“GMA”). The GMA 

requires counties to designate UGAs, RCW 36.70A.110(1), and, based on population projections 

by the Office of Financial Management (“OFM”), each county and city must include areas and 

densities in their UGAs sufficient to permit the urban growth that is projected to occur for the 

following 20-year period. RCW 36.70A.110(2). See also RCW 36.70A.115 (requiring counties 

and cities that plan under the GMA to provide sufficient capacity of land suitable for 

development within their jurisdictions to accommodate their allocated housing and employment 

growth); RCW 36.70A.070(2) (comprehensive plans must contain a housing element that 

includes an inventory and analysis of existing and projected housing needs that identifies the 

number of housing units necessary to manage projected growth). 

 

The 2002 Agreement advanced these requirements by providing for 1,334 new residential 

dwelling units to accommodate the City’s growing population. These residential units have not 

yet been developed, and the City’s Comprehensive Plan emphasizes that there is a continuing 

need to accommodate future growth, stating as follows: 

 

The population of the City of Cle Elum is projected to grow by 1,808 by 2037. 

According to 2017 OFM data, the average household size in Cle Elum was 2.19 

people, compared to a countywide average of 2.35 per household. 

 

According to OFM, there are 1,870 people in Cle Elum living in 1,104 housing 

units. Much of the housing stock is located adjacent to the downtown commercial 

core or parallel to it along the distinct grid pattern of streets that parallel First Street. 

 

In order to calculate the residential housing units required to accommodate Cle 

Elum’s projected population growth, the following averaged calculation can be 

performed (Table 1.7): 

 

TABLE 2 HOUSING STOCK REQUIRED FOR CLE ELUM 2037 

POPULATION ALLOCATION 

 

1,808 additional people over the 20-year planning period = 151 people per 

year 

÷ 2.19 people per household = 69 dwelling units per year 

Assuming 95% occupancy, add ~4 vacant units per year =73 units 

73 dwelling units x 20 years = 1,460 additional dwelling units needed by 

2037 

 

Comprehensive Plan, Housing Element, p. 10.  

 

The Plan emphasizes that while some of the demand for new dwelling units can be met 

through rehabilitation of existing structures and infill development, much of the demand will be 
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met by new housing construction. Id. at 16. Additionally, there is a strong need for providing 

affordable housing to the City residents, which is directly related to the total supply of housing. 

Id. at 4 and 11-13. Accordingly, the Plan includes several policies that emphasize the need to 

maintain or increase the supply of permanent housing and discouraging the use of RV parks for 

satisfying this demand, including the following:  

 

H – 1.13 Provide a sufficient amount of land zoned for current and projected 

residential needs. 

 

H – 2.5 Review and revise or remove building and development code requirements 

as needed to remove unnecessary constraints on new construction and/or 

rehabilitation or existing structures. 

 

H – 2.6 Use zoning and building codes, where practicable, to encourage home 

ownership Opportunities. 

 

H – 2.7. Revise Zoning and Development standards to provide options that increase 

the supply of affordable home ownership opportunities, such as small lot sizes, zero 

lot lines, townhouses, condominiums, clustering, manufactured homes, cottages, 

and attached single family housing.    

 

H – 3.11 Restrict the duration of stay at RV parks to prevent the establishment of 

permanent housing in areas without neighborhood amenities or appropriate infrastructure. 

 

The Proposal would contravene these policies and thwart the City’s requirement to 

accommodate future growth by eliminating 661 residential units (nearly half of the 1,461 units 

needed to accommodate future growth) from the Bullfrog Flats UGA and converting this area 

into an RV resort. Id.; CEMC 17.51.010 (an RV may only be used for temporary or travel 

occupancy or for travel, recreational or vacation use). Accordingly, the Proposal is inconsistent 

with the comprehensive plan and cannot be permitted in the PMU district. CEMC 17.45.010.B 

(“Each proposal for development within the PMU district shall conform to the Cle Elum 

comprehensive plan, any applicable subarea plan and applicable annexation and/or development 

agreements . . .”). Nor could the 2002 Agreement be legally amended to facilitate this 

conversion, as development agreements themselves must comply with the City’s development 

regulations, including those governing development in the PMU district. RCW 36.70B.170(1) 

(“A development agreement shall be consistent with applicable development regulations adopted 

by a local government planning under chapter 36.70A RCW”); WAC 365-196-845(17)(a)(ii) 

(“Development agreements must be consistent with applicable development regulations adopted 

by a county or city”).  

 

Even if the City could legally eliminate 661 dwelling units from the Bullfrog Flats UGA 

and convert this area into an RV park, it should not take this action because it will be harmful to 

the City’s residents. As evidenced by the comprehensive plan, there is a strong need for 

additional permanent housing to accommodate the City’s current and future population. This 

need is currently intensifying given the trend of people relocating to smaller towns and cities 

during the COVID pandemic. According to OFM data, from 2020-2021 Cle Elum was one of the 
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25 faster growing municipalities in Washington State as ranked by population percentage.1 The 

2002 Agreement constitutes a commitment by the City and the property owner to meet this 

demand through the construction of 1,334 new residential dwelling units. The City exercised 

both its contract and police powers in entering into this agreement, obtaining assurances for the 

benefit of the broader public that the property would be dedicated to residential development, 

helping to satisfy the City’s growth target. Reneging on these commitments by eliminating 

approximately half of the dwelling units in the Bullfrog UGA would not simply constitute an 

improper bait-and-switch maneuver, but it would harm the City’s residents by reducing the 

anticipated housing supply and likely increase the cost of securing housing in the City. 

Accordingly, the City should not approve the Proposal. 

 

B. The Proposal would Have Numerous Additional Adverse Impacts to the Public 

 

Beyond eliminating 661 residential dwellings from the City’s housing stock, the Proposal 

would have numerous additional adverse impacts to the public interest, as recognized in the Final 

Supplemental Environmental Impact Statement (“FSEIS”) for the Proposal. Many of these 

impacts are socio-economic in nature and related to lost economic productivity associated with 

development of an RV resort in lieu of residential housing, reliance on manufactured housing for 

most of the remaining housing, and other changes to the development approved in the 2002 

Agreement. Further impacts would be directly caused by the RV resort, including adverse noise 

and light impacts associated with seasonal fluctuations in use of the RV resort. Examples of 

acknowledged, adverse impacts, include the following: 

 

• Development under the 2002 Agreement would create demand for approximately 2,025 local 

construction jobs over full buildout. In comparison, the Proposal would create demand for 

only 607 local construction jobs due to fewer residential units and the manufacturing of 

homes offsite. FSEIS at 1-16.2  

 

• Operational economic impacts of development under the 2002 Agreement would include 

increased employment opportunities, higher potential personal income, lower unemployment, 

and new business commerce. The Proposal, however, would result in comparatively 

decreased retail spending due to fewer permanent residents. Id.  

 

• Development under the 2002 Agreement would include a 75-acre business park, which 

would increase permanent employment by approximately 1,900 new employees at full 

buildout. The Proposal would accommodate a much smaller, 25-acre business park, resulting 

in only 400 (approximately) new permanent employees at full buildout. Id.  

 

• Development under the 2002 Agreement would generate revenues to the City that would 

exceed costs (including for police, fire, parks, and public works services), which would 

create fiscal surpluses for the City over the course of the project and at full buildout. Fiscal 

surpluses under the Proposal would be reduced, and possible commercial development under 

 
1 https://ofm.wa.gov/sites/default/files/public/dataresearch/pop/april1/ofm_april1_press_release.pdf 
2 The no-action alternative analyzed in the FSEIS is titled “SEIS Alternative 5,” which is the same as 

Alternative 5 in the 2002 FEIS but updated to reflect current conditions and regulations. Accordingly, 

SEIS Alternative 5 is discussed here as representing development pursuant to the 2002 Agreement. 
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the Proposal could generate fiscal shortfalls in earlier years while the residential and RV 

resort could generate fiscal shortfalls post buildout. Id. 

 

• Costs to Hospital District No. 2 and KITTCOM under the Proposal would be higher than 

under the 2002 Agreement due to timing variations of development and when additional 

employees would be needed. The Proposal would also generate less revenue for the School 

District due to reduced development and would generate lower staffing opportunities due to 

fewer residents onsite. Id.  

 

• The seasonal nature of the RV resort would result in unique impacts that would not occur 

under the 2002 Agreement. Id. at 1-10. Among other things, additional light and glare would 

be generated by the RV resort during the peak visitor season, id. at 1-11, and while increases 

in noise would generally be less under the Proposal compared to the 2002 Agreement, RV 

uses would generate increased noise during the peak visitor season, id. at 1-9.  

 

These additional, adverse impacts would harm the financial stability of the City, the 

provision of public services, and the daily well-being of the City’s residents. The City protected 

its residents from these impacts when it negotiated and executed the 2002 Agreement, which 

considered and struck an appropriate balance of “community-wide issues such as the overall mix 

of uses, adjacent land use compatibility issues, buffering . . . and cumulative facility and service 

needs for the long term.” 2002 Agreement at 2-3 (Recital J). The property owner expressly 

approved and committed to all provisions of the 2002 Agreement, id. at 1 (Recital C), and in 

return received substantial benefits, including subsequent annexation of the property into the 

City. The City should not agree to modify the 2002 Agreement in a manner that harms the City’s 

residents, particularly after the property owner already received its benefits of the bargain from 

that agreement.  For these reasons, and those set forth in Section A above, the City should deny 

the Proposal. 

 

 

Respectfully, 

 

 

 

Peter H. Dykstra 

 

 
 

Samuel W. Plauché 

 



September 10, 2021 

Attn: Cle Elum City Council, Mayor & City Planning Commission 

From: Jennifer E. Rogers 

This letter is in regards to the 47 Degrees North project that is proposed to go in to the City of Cle Elum. I have 
many concerns regarding this project.  

The first of my concerns is the impact it will have on City of Cle Elum infrastructure. From what has been 
discussed, the project will essentially double the size of the City of Cle Elum. If the City is going to double in size, 
it will need proper infrastructure and supports, such as; police, fire, and ambulance service. It will also heavily 
impact the school, water system, roadways, and retail locations. I don’t see where 47 Degrees North is running 
realistic numbers on these impacts and providing proper budgets and staffing to lessen/mitigate these impacts.  

Previous developments that have come into the area have promised police and police vehicles. These items 
have never come to fruition for one reason or another. I have strong beliefs that 47 Degrees North will do the 
same thing. The local police department cannot take on any extra developments/housing without proper 
budgeting. The residents of this development will most likely recreate in the local forests, which is covered by 
Forest Service Law Enforcement and the Kittitas County Sheriff’s Office. I don’t see in any of the plans to provide 
extra funding to either of these entities.  

The current Cle Elum Fire Department is volunteer only. There will need to be a budget to fully fund and staff a 
career fire department if this development goes in. Ambulance services will also need to be expanded. I don’t 
believe these high dollar budget items are being properly accounted for.  

Another of my concerns is the negative impact this development will have on the Washington State Horse Park. 
The Horse Park has worked very hard to develop a trail system through the wooded areas that is used by 
thousands of equestrians annually. These activities are very beneficial to the community’s economy due to the 
riders staying in local hotels, eating at restaurants and having a very low impact on schools, police, and fire 
services.  

I would request the City preserve the 75 acres and 8-acre buffer zone and let it be included permanently in with 
the horse park. This will provide a safe environment for riders and maintain the positive economic impact that 
the equestrian community has on the City.  

There are also a lot of wildlife who call the Bullfrog Flats area “home”. This development will negatively impact 
wildlife in the area. The wildlife are already struggling from recent forest fires and being moved out of their 
normal territories by other developments. By preserving as much forested/wooded land as possible, this will 
lessen the impact on wildlife in the area.  

In closing, please vote “no” on the proposed 47 Degrees North project. Putting a trailer park style housing 
development within City limits will negatively impact the City, its residents, wildlife, and many others. Thank you 
for your consideration.  

Sincerely, 

 

Jennifer E. Rogers  



6451 Upper Peoh Point Road 

Cle Elum, WA  98922 

2bgonyea@gmail.com 

 

RE: 47 Degrees North Proposed Development 

 

Elum City Council, Mayor McGowan 

I am opposed to the idea of moving forward and approving the 47 Degrees North development as 
proposed by Sun To:  Cle Communities. 

Change and growth are a natural part of communities.  However, as a community we should be 
concerned with the overdevelopment which will certainly happen if the proposal is allowed to move 
forward.  

Questions I have (and am sure many others have expressed) include:  1) does our city have the 
infrastructure in place to accommodate this level of expansion?  2) Natural resources are already very 
limited, especially water.  Can our current water reservoirs handle another community this large?  3) 
Police, fire, medical, sewar, garbage, commodities – are already stretched thin.  How will 47 Degrees 
North assist in mitigation?  4) schools/sports – can we reasonably expect the school/sports programs we 
now have to be able to absorb a large influx of new students?  5) Can the county and city roads hold up 
under increased traffic? 

I attended the information open house.  I am not a fan of mobile homes/modular homes.  They do not 
hold their value.  The land under each home remains property of Sun Communities and each 
homeowner will pay a lease fee.  This does not sound like affordable housing.  As I entered each model, I 
noticed a strong, overpowering off-gassing odor emanating from building materials – glues, 
formaldehyde, etc.  I considered these homes toxic – it takes many years for the off-gassing to dissipate.  
What health risks have been identified and a plan for remediation? 

As far as property taxes are concerned, will the tax base favor Sun Communities and not the City of Cle 
Elum?  The revenue generated from taxes needs to be sufficient to support new growth and demand for 
goods and services. 

I hope our city leaders will take a long, hard look at what benefits Cle Elum will receive versus the 
negative impact of rapid growth.   

Sincerely, 

Beverly Gonyea 

mailto:2bgonyea@gmail.com
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To our Esteemed City Council Members and City Planner,  

We became permanent residents of Cle Elum May 1st, 2019, and have since become aware of the future 
plans for Bullfrog Flats for the proposed 47 Degrees North project by Sun Communities Inc.  

While we support growth and expansion, we do not feel this planned community expansion is wise to 
pursue as it has been proposed in its present location. We are extremely concerned about this project 
and feel that you should be as well for the future safety and protection of your citizens, among other 
things. We have familiarized ourselves with the pages on the city’s website, including all of the 
environmental impact statements, narratives and appendices, and we have been in contact with both 
the Washington State Department of Transportation and the Washington State Department of Fish & 
Wildlife as it relates to this project.  

We have also spoken with a number of our others in the community who share our extreme concern, 
and adamantly oppose this development as it has been proposed for a number of reasons, and we are 
hopeful that a different location with easier access to I-90, such as South Cle Elum or closer to Golf 
Course Road could be considered. Our primary concerns are as follows:  

Public Safety: This is our greatest concern. There is only one way in and one way out from Salmon La Sac 
to Bullfrog Road, Exit 80. In our conversation with WSDOT, we were advised that they would not be able 
to add any additional exits to I-90 for the Cle Elum/Roslyn area growth concerns. This is a very serious 
issue, and a serious threat to our public safety. The WSDOT said that they have no say in this new 
development but have shared their concerns with the city of Cle Elum. Before the pandemic, during 
peak seasons, Bullfrog Road experienced high traffic and major backups to get onto I-90. This will 
become much worse by next year once the pandemic lifts and outdoor activities, events, recreation, and 
large gatherings resume in full force because of the area's rapid population growth (including along SR-
903). According to statesatrisk.org, large wildfires in our state are now more common and destructive 
than ever before due to the warmer climates in the spring and summer. It states that future wildfire 
threats are projected to continue to get worse in the years ahead. We all recall the Jolly Mountain fire of 
2017, which put the entire town of Roslyn at risk. Can you imagine a wildfire threatening the towns of 
Ronald, Roslyn, Cle Elum, and Suncadia/Tumble Creek communities once 47 Degrees North has added , 
and there needs to be a major evacuation? Traffic would be frozen on Bullfrog and the freeway exits 
while your citizens - and the citizens of Roslyn and Ronald - face the possible worst nightmare 
imaginable. As we all know, exit 80 on I-90 is already an issue during the summer months, especially on 
weekends.  

Wildlife and Forest Protection: According to the Washington State Dept. of Fish & Wildlife, this area is a 
significant breeding ground for deer, a migration highway for wildlife, and we have also heard that it is a 
nesting area for birds of prey. Wildlife will be negatively impacted. Forested area is critical to their 
survival. Hilary Franz, State Commissioner of Public Lands, told the Seattle Times (March 21, 2021) that 
“proforestation, the leading edge of new science that finds intentionally leaving forests to grow bigger 
helps blunt the worst effects of the climate catastrophe.” We need to reconsider clear-cutting this forest 
land just to squeeze in a few more houses for more tax dollars and instead, preserve larger tracts of 
green space between the RV Park #2, Single Family Residence #6, and Multi Residences #12 and #7. The 
WSDOT is planning on spending millions of dollars to add another wildlife overpass near milepost 64 yet 
the City of Cle Elum seems willing to destroy a major wildlife corridor for our local elk, deer, and other 
wildlife population.  



Noise Pollution: Based on the map of the proposed development, there will be many areas of outdoor 
activity space: 6 pools, several sports courts, firepits, playgrounds, dog parks, miniature golf, rustic 
camping, splash pad, etc. This means more parties outdoors, and more noise pollution in general. (This 
is something that Suncadia has always kept under control and wonder if this development will have 
similar policies put in place). With the removal of this large section of forest, we will lose a major sound 
barrier to train and freeway noise. We can already now hear the railcars pass at night from the tree 
removal of the past few years even though we are several miles away; one can only imagine what we 
will hear from this development planned right in the heart of the fastest growing part of Cle Elum next 
to I-90. Light Pollution Enforcement: One of the great benefits of living in this community is the dark sky 
guideline enforcement. However, this is a challenge to enforce as it is; how will it be enforced in a new 
community that would likely have “party lights” and landscape lights surrounding the houses? 
Infrastructure: Our concern is that the current infrastructure will not be able to handle this new 
development. 

 Medical Facilities: Our growing population is aging. Unfortunately, the small clinics will not be sufficient 
to meet our future needs, and we have seen no plans to add a hospital to the area anytime soon. Some 
of our neighbors are already discussing moving out of the area to relocate to other parts of the country 
that can better support their future medical needs.  

Grocery Stores: Only one grocery store to support a potential 7000 people will certainly not be 
sufficient. How will this be addressed? The Safeway store is already packed with people on weekends 
and peak seasons. Parking. We were advised in our conversations that the population of Cle Elum will 
potentially expand from a little over 3000 to over 7000 with the planned additions in Suncadia, Tumble 
Creek, Bullfrog Flats and City Heights. Public parking has already become an issue. How will that be 
addressed with the population more than doubling in size?  

We love this community, and what we love most about it is the natural beauty that surrounds us. 
Salmon la Sac. Mountain trails. Wildlife. Beautiful lakes. Hiking and fishing. We live in an amazingly 
beautiful area with an abundance of wildlife, and we want to do all we can to protect and preserve it. 
That is why so many people want to live in this area and that is why we need to preserve it!  

Growth is inevitable, especially in a place teeming with amazing recreational activities and indescribable 
beauty, and we know that growth is also important. But we need to grow responsibly, protecting our 
citizens, our quality of life and our wildlife.  

 

Sincerely,  

Gary and Donna McGrath 

341 Spragger Way 

 



I am writing to express my strong opposition to the 47 Degrees North project. This is not in the
best interests of our city, and certainly not in the best interests of current city residents and
taxpayers.

These are just a few of my concerns:
1) The demands on infrastructure for which inadequate mitigation is provided for. This
includes, but is not limited to: fire, police, EMS, water, sewer, traffic and roads. Many more
personnel will need to be added to the payroll. The current structure of this development will
not provide adequate tax revenue to fund these positions and it will fall upon existing
taxpayers.
2) Taxation. This development as proposed will not generate adequate tax revenue to offset
the additional costs on the city, thereby placing an undue burden on existing city property
owners. We should not be subsidizing a for-profit business in any way.
3) The “city within a city” as provided for in the proposal, leads to use of city resources
(water and sewage treatment) when it is beneficial to them, but a lack of cost-sharing for
city-wide maintenance and upgrades.  This “city within a city,” with one property owner
owning half the city, would give them undue influence and power in city decision-making, to
the detriment of current residents. And this single, non-local owner has no loyalty whatsoever to
our community.
4) Traffic considerations are immense and there is no adequate mitigation for the impact. I
am particularly concerned about gridlock on our roads, and that evacuation routes would be
jammed up quickly for the residents of Roslyn and Ronald and beyond. In these days of
mega-fires, we owe it to our neighbors to take their needs into consideration.
5) Nowhere have I seen any sort of study that shows the COMBINED effects of City
Heights and 47 Degrees North on infrastructure, taxation, etc. Together they will triple the
current population of the city. I am concerned for those of us who have lived here for decades,
or all our lives, that increased taxes brought about by these developments (and the lack of
developer mitigation of their effects) will force us out of our homes. The lack of mitigation for
both developments guarantees that any meagre reduction in millage for certain levies will be
more than offset by the huge costs ahead of us.
6) The development as it stands brings little benefit to the upper county and a whole lot of
problems, e.g. construction jobs will be limited due to the use of modular homes instead of
stick-built homes. Supporters of this project have not shown any benefit to this community that
outweighs the tremendous costs.
7) The concerns expressed by the City of Roslyn, the Kittitas County Sheriff, and the
Kittitas County Board of Commissioners, unprecedented in my memory, should be heeded.

I’m not sure there has ever been a decision by the Cle Elum City Council that will have a larger
and more lasting impact on the future of the Upper County than this one. Growth may be
inevitable, but it needs to be done right. Giving this much power to an entity outside our
community would be a mistake that would haunt us for decades to come. I strongly urge you to



DENY this proposed major amendment and retain the current approved land use for the
property, i.e. zoned as an expansion of Cle Elum’s residential neighborhood.

Kathy Stancik
209 W 6th
Cle Elum WA 98922
katierose4356@msn.com
509-674-4356

mailto:katierose4356@msn.com


I am very strongly against the proposed major amendment to 47 Degrees North for the 
following reasons (and more): 
 
There will be hundreds of people in the RV section with no connection to the community 
and will pay no taxes. People in the modular home section will not own their land and 
will not directly pay property taxes, leaving this development prone to “produce a 
rootless and problematic population center.” (Clay Myers, County Sheriff) I am very 
concerned about an increase in crime (even the Sheriff agrees.) I’m concerned about 
the demands on police, fire, and EMS.  It will fall on Cle Elum taxpayers to pay for much 
of it. We could use more police officers right now and don’t have the money to pay for 
them. They are spread way too thin. How will this be improved with this new 
development? It will only be made worse. Much worse. 
 
Modular homes on land owned by a single property owner will not bring in nearly the tax 
revenue that stick-built houses on a person’s own land will. A lot of us have stayed in 
Cle Elum through good times and bad, and now we will be taxed to subsidize a private 
business to the point where we may have to leave. And yes, we WILL have to pick up 
much of the cost of roads/traffic improvements and city services.  
 
Will the road from Cle Elum to Roslyn be gridlocked on weekends? What will Bullfrog 
Road look like at busy traffic times? (Which is pretty much all the time around here 
lately.) The County Commissioners say the county will have to pay for necessary road 
improvements that the developer should pay for, but will not. The Sheriff’s Office says 
there will be a lot of additional demands on them, both within the development, on the 
roads, and in the schools. This costs money. So the county part of our property taxes 
will go up, too. 
 
What happens when the water and sewage treatment plants don’t have enough 
capacity for a population doubled in size? (Tripled, with City Heights.) You’ll build bigger 
ones, and my utility bills will go up, again making it too expensive for us to live here. 
 
The outdoors I grew up with around here is already gone. Every year more of it is 
trashed by people who don’t have a history here, who don’t have roots here, who don’t 
care about the land. Some of it feels unsafe, something I would never have imagined. 
This proposal would double the population of Cle Elum with people who “lack 
attachment and commitment” to this land. (Clay Myers, County Sheriff) 
 
I strongly urge you to deny the proposed major amendment and keep the current 
approved land use for this property. 
 



Joe Stancik 
209 W 6th 
Cle Elum WA 98922 
katierose4356@msnl.com   
509-674-4356 

mailto:katierose4356@gmail.com
mailto:katierose4356@gmail.com


Re: 47 Degrees North Major Amendment proposal

   I’m writing this letter to express my concerns regarding the planned development in the 

Bullfrog Flats area on behalf of Sun Communities. To be quite clear, I am disgusted that this 

project is even still being considered after so much public outcry. The residents of the upper 

county overwhelmingly oppose this development. The people who live here have been direct, and 

this development is not what they want. We don’t need another vacation rental community... 

Suncadia and Tumble Creek have already created their monstrosities. Why would we do that 

again? 

   I am of the opinion this area should see no development at all. There are many of us who live 

here largely because so much natural space abuts the community as it does. In recent years a lot 

of that is being chipped away and as housing prices climb, it’s only going to attract more 

developers. That said, I am not naive to believe that the community does not need new 

developments of any kind. The lack of available housing and affordable commerce illustrates that 

point. However, if there are to be new developments in the Bullfrog Flats area, it should remain 

minimal and address the needs of the community at large. 

   I oppose this development for the following reasons:

▪ The 47 Degrees North project does not address the lack of affordable housing issue that 

exists in the upper county. Prefabbed, trailer homes can be sold to individuals but the land 

they sit on is owned by Sun Communities and leased to the “home” owner. In fact, this will 

likely compound the issue as a large seasonal influx of tourists will demand more on 

service sector establishments. The employees of those establishments already can't afford 

to live here and commute here from Ellensburgh just to serve coffee and sandwiches.

▪ The seasonal impact of potentially doubling the population of the Cle Valley during the 

summer months is almost unimaginable. On any given weekend June-October, the lone 



grocery store is so swamped, residents have to plan their visits around peak tourist hours to 

avoid long lines and congestion.

▪ This project does not benefit anyone but the developer. They don’t have to live here with 

this creation and instead get to use their money and leverage to make more money at the 

expense of our community and open space.

▪ City Zoning requires this space be made available as extensions of city neighborhoods, not 

a private resort community. 

   I urge you all as residents of this community and elected officials to listen to the others who live 

here with you and consider these points. They are all valid. If this project isn’t stopped here, it 

will ultimately transform the community in negative ways we can’t fully understand yet.

Al Hernandez

101 W Hoffmanville Ave

PO Box 525

Roslyn, WA 98941

















































































































































































































































































































































































































































































































































































































 
 
 
Re: 47o North Development Amendment 
 
 
Dear City Council & Planning Staff 
 
As full time Cle Elum residents, we are submitting this letter in opposition to the planned 
development of 47o North in terms of both the planned high density housing component and the 
RV park.  The proposed development’s request for zoning changes DOES NOT come in 
response to a community request or need, but it will serve as burden placed on all residents 
both inside and outside the City.  Nearly all functional elements and community benefits 
associated with living in this area will be forever be ADVERSELY AFFECTED… changes that 
cannot be undone. 
 
The Residents CANNOT shoulder the burden and consequences of… 
 
** Undetermined financial burden that the developments will have on the Police Dept, Fire Dept, 
Public Works 
 
** Overwhelming impact that will be placed on our limited Emergency Medical services… 911 
support / response, emergency facilities and staff, longer term care 
 
** An absolute and un-imaginable impact that will be placed on Schools… teachers, staff, 
facilities, transportation 
 
** Dangerous and excessive impact that will placed on Roads… local to Cle Elum, but also up 
lake access, emergency access and evacuation routes blocked by congestions (remember the 
Jolly Mountain fire!!!), further burden to I-90 grid-lock 
 
** Lasting environmental impact resulting from both density AND activity… while the property 
under current zoning will someday be developed the request for zoning / density / use change 
will negatively impact ALL wildlife in the area 
 
I could go on and on but the bottom line there is NO BENEFIT to the proposed request to 
rezone the property nor allow such a development to come into this area that would in result an 
absolute, irreversible, negative impact on the community. 
 
 
Sincerely, 
 
Gary R. Sanford 
Janet L. Sanford 
 
381 Maple Leaf Loop 
Cle Elum WA 98922n 





























































City of Cle Elum – Mayor, City Council members, Planning Department, 

Re: 47 Degrees North Major Amendment proposal 

 
I am writing to provide the city with my very strong concerns about the Sun Communities 47° 
North proposal for the Bullfrog flats property.  The proposed manufactured home / RV 
community: 

 
    – is not in character with the City of Cle Elum or the upper valley (a fundamental requirement 
of the current zoning for the property), 
   – would create a new and separate private tourist resort and not a natural extension of city 
neighborhoods as originally envisioned/required by city zoning and current approvals, 
    – is in its entirety a private business not a neighborhood (no lots will be created or sold, all 
spots will be leased, and the project will be private), wholly owned by a large out-of-state 
publically traded corporation who’s fiduciary duty is to its shareholders, 
    – provides no significant benefits to upper valley residents and tax payers, but 
    – will create serious and significant impacts on roads, police, fire, schools, emergency 
services, hospitals and other public services that can’t (or won’t) be fully mitigated by the 
developer, and therefore, 
    – will create extensive traffic congestion and gridlock conditions and an overall reduction in 
levels of service of upper county services which will require public expenditures and increased 
upper county taxes to pay for, essentially a subsidy for a private business, 
    – Denial of the Sun Communities proposal would not take away or reduce underlying 
property rights.  The original underlying zoning approval would still allow development of this 
site, just not as a private resort/manufactured home community. 

Additionally, I would like to add the following points. The 47° North Proposal for the Bullfrog 
Flatts Property or ANY development to the property would:  

- Decimate the natural habitat of migrating herds of Elk and Deer, 

- Destroy the natural beauty of the outer edge of our community, making it less 
welcoming for visitors and recreationists,  

- Functionally destroy and undermine the business of the Washington State Horse Park, 
which brings large numbers of recreationists to Cle Elum, 

-  Create hazardous conditions during future wildfire evacuations on the narrow roads,  

- Deplete our already receding water table,  



- Create significant impacts on roads, police, fire, schools, emergency services, hospitals 
and other public services that can’t (or won’t) be fully mitigated by ANY developer, 
public or private, and therefore, 

- Create extensive traffic congestion and gridlock conditions and an overall reduction in 
levels of service of upper county services which will require public expenditures and 
increased upper county taxes to pay for. 

The Upper Kittitas County is a beautiful place, perfect for recreationists and tourists. What 
brings business and tourism to Cle Elum is the open space and natural beauty of our area. 
By granting the rights to development to any developer, public or private, the city of Cle 
Elum is making a mistake and following in the footsteps of other resort towns. The natural 
beauty, marred by cookie-cutter housing developments, dries up and the business goes to 
the next town over.  

I propose the rezoning of the Bullfrog Flatts property, into a city park or similar, with things 
that bring people into our region, trails, horseback riding, ect.  
 
For all of these reasons, and others, I implore the City to DENY this proposed major 
amendment and consider a change in the land use for the property. 

Respectfully, 

 

Kendra Strahm 

Address 

340 Lone Fir Lane Cle Elum, WA 98922 

 





47* North Comments 1 
 

September 7, 2021 
 
To:  City of Cle Elum 
 Mayor 

City Council Members 
Planning Department 
 

From:  Larry Stauffer 
 2661 Lower Peoh Point Road 

Cle Elum, WA 98922 
Stauffer@Lynden.com 

 
RE: 47 Degrees North Application- Written Comments 

 
Please consider this correspondence my response to the Sun Communities Notice of Application for 
Major Modification of Bullfrog UGA Master Site Plan and Development Agreement dated August 12, 
2021. 

I am strongly opposed to the Sun Communities proposal, as are the vast majority of the citizens of Cle 
Elum and the upper county. The proposal is an abomination and if allowed to be developed in the 
manner submitted would have wide-ranging negative effects on the community from both an economic 
and cultural basis. It is not hyperbole to expect that if built, it will destroy the community as we know it.  

The Bullfrog Flats area will ultimately be developed into housing. I am not opposed to development, I 
am opposed to the Development Proposed by Sun Communities. The originally approved Master Plan 
had flaws, but it represented a more typical neighborhood approach; with fee simple land, 
individualized stick-built structures, a preclusion from RV’s after the build-out and expectations for the 
use of a local construction workforce and locally supplied materials. 

There are many reasons to reject Sun Communities proposal: 
 

Major Modification Not appropriate. 

1) The proposal as presented by Sun Communities does not represent a modification to the Master 
Site Plan and Development Agreement. It is a whole different animal and should be treated as 
such.  

2) The application should be considered a new land use action and the City’s review should be 
consistent therewith. 

3) The proposal should be vested under the regulations currently in place. 

 

Application Incomplete 

1) Sun Communities has presented an incomplete application. The Applicant submitted the 
following statement in its application: “Please consider this a partial submittal to the Major 

mailto:Stauffer@Lynden.com
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47* North Comments 2 
 

Modification to the master Plan for 47* North. The Conditions of Approval, Additional 
Development Standards, and supporting documents will follow in the coming weeks.” 
 

2) Sun Communities failed to provide details as required in CEMC 17.45.080, Application for mixed 
use approval. Specifically: 

a. 17.45.080, A. A statement summarizing how their planned development meets the 
purposes and objectives of the planned mixed use district. 

b. 17.45.080, C.2. A statement specifying the program for development, including phasing 
or completion schedules, if any, and the anticipated project completion date. 

c. 17.45.080, C.10. A statement identifying applicable policies of the Cle Elum 
comprehensive plan, any subarea plan and any annexation and or development 
agreements, and demonstrating how the development proposal meets such policies and 
the objectives of this chapter. 

The application fails to include all documents and statements required to be considered a complete 
application. The citizenry is allowed to comment on a complete and comprehensive application rather 
than a partial submittal. As a result of the applicant’s failure, the City should determine that the 
application is incomplete, require the applicant to re-submit with all supporting documentation; and 
once all supporting documents have been submitted and available for public review, initiate a second 
comment period. 

 

Notice of Application  

The Notice of Application on the City Website sets out an overview of both the Required Permits and 
Approvals and the Application Review Process. The process is not well defined or clear about the steps 
to be taken and provides conflicting statements as to the process of approval. 

1) Required Permits and Approvals: The proposed modifications are subject to City Council review 
and approval. If approved, a new Development Agreement between the City and Sun 
Communities will also be prepared for City Council review and approval. 

2) Application Review Process: The requested modifications are being processed as a Type 4 
application which includes an initial 15-day public comment period. All comments received by 
the City will be posted on the City-website and the Project Sponsor will be provided with an 
opportunity to review and respond to the comments received by the City. The City Development 
Review Team will then review the application materials an all comments received and determine 
whether the application is consistent with the Development Agreement and the regulations 
under which the project is vested. A written Staff report with recommended Conditions of 
Approval will be prepared and made available for public review and comment. In addition, a 
public hearing will be conducted to receive further comments. All comments received by the City 
will be reviewed and a recommendation will then be made to the city Council, who will decide 
whether to approve the modified Master Site Plan and New development Agreement. 
 

The steps outlined within the section Required Permits and Approvals states that the City Council must 
review and approve the proposed modifications in ADVANCE of the preparation of a new Development 



47* North Comments 3 
 

Agreement. The Application Review Process set-forth an entirely different set of steps. The document is 
confusing to the public and creates a sense of disarray as it relates to how the application is to be 
processed.  

 

Bifurcate the City’s Consistency Review and Staff Report process. 

Because of the complexities of issues presented as a result of the applicant’s proposal, the amount of 
research, legal review and analysis required by the City review staff will be enormous. The City should 
bifurcate the process into two parts in order to minimize time and expense, and provide the appropriate 
level of public insight necessary for a proposal of this magnitude as it relates to the determinations 
made by City staff. 

Zoning and Code review. 

1) The proposed project should first be reviewed against all current zoning and Cle Elum Municipal 
Code. A staff report outlining the City’s determination as to whether the proposal conforms to 
all of the City zoning and municipal code should be presented to the applicant, public, and if 
necessary, to a hearing examiner for consideration. Only after citizen review and comment, and 
if necessary, a hearing examiner’s opinion is rendered, should the second phase of the review be 
considered. If it is determined that the proposal is not consistent with current zoning and all 
applicable code, the proposal should be rejected. If it is determined that the proposal is in 
conflict with code or zoning, the City has the right to propose zoning or ordinance changes to 
the City Council. It is not appropriate however, to modify zoning or code within the context of a 
Development Agreement. 
 

2) Once the review outlined above is completed and only in the event that the proposal was 
determined to be consistent with all current zoning ordinances and applicable municipal code, 
the City staff should initiate the second stage of the review process, including the drafting of the 
appropriate Development Agreement. While it may be possible that differences of opinion exist 
as it relates to the interpretations of specific regulation(s); the City staff owes it to the 
community to interpret such regulation(s), in all cases, to the benefit of the community and with 
ample consideration to the desires of the public. 

 

Zoning, PMU Planned Mixed Use District 

1) 17.45.010, Purposes and objectives.  
a. Sec.A.3. To encourage building design that is in keeping with the climate and the 

traditional rural, small town, mountain character of the Cle Elum Area; 
b. Sec.A.5. To ensure that all development gives adequate consideration to and provides 

mitigation for the impacts it creates with respect to transportation, public utilities, open 
space, recreation and public facilities…. 

c. Sec.B.2. To create attractive, pedestrian-oriented neighborhoods with a range of 
housing types, densities, costs and ownership patterns 
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The afore mentioned purposes and objectives stand in stark contrast to the proposal submitted 
by Sun Communities. 
 

2) 17.45.050, Uses Permitted 
a. Sec.A. All principally and conditionally permitted uses in this title may be allowed in the 

PMU district…   

Permitted uses include  

i. R-Residential District; and 
ii. RM- Multiple Family Residential District 

b. 17.16, R-Residential District; 17.16.010 Outright Permitted uses; Sec. A. One single-
family dwelling per legal lot of record (including manufactured homes) and duplexes 
with not more than one duplex per street frontage per block. 

c. 17.20, RM Multiple Family Residential District; 17.20.010 Permitted uses; Sec. A. Single-
family dwellings, multiple-unit dwellings and townhouses.  

Single-family dwellings are allowed within the Planned Mixed Use District because they are 
allowed in both the Residential District and the Multiple Family District. However, the code 
clearly and unambiguously states that each single family dwelling must be placed on a single tax 
parcel, “One single-family dwelling per legal lot of record (including manufactured homes)”.  

The applicant’s proposal is to construct a traditional manufactured/mobile home park. All single-
family residences are proposed to be placed on “un-plotted lots” under the ownership of and 
management of the park developer. The Cle Elum zoning ordinance does not recognize 
manufacture/mobile home parks a permitted use within Any zoning district of the City. 

 

Mitigation and Economics 

The Applicant should be required to mitigate 100% of the negative impacts associated with the 
proposed development. All mitigation should be made concurrent with the actual build-out of the 
development. Mitigation should be addressed relative to all City, County, State and local associated 
special district impacts. All details associated with such mitigation requirements and agreements should 
be detailed within a newly created Development Agreement and subject to public review rather than in 
separate stand-alone agreements as proposed by the Applicant. CMCU 17.140 specifically authorizes the 
City to include affected public service providers as legal parties to the Development agreement at the 
City’s discretion. In the interest of transparency and comprehensive mitigation of this unique and far-
reaching project, the City should exercise such discretion. 

The Applicant’s proposal will generate substantially less revenue in the form of taxes than the original 
Master Plan approved in 2002. Some methodology should be imposed upon the Applicant and/or its 
future renters to ensure that all of the fiscal impacts associated with the development are paid for by 
the Applicant and/or its renters rather than the other tax payers in the upper county. 

 

 



47* North Comments 5 
 

Too Large to Fail 

Sun Communities’ proposal envisions a huge RV and Manufactured/mobile home park that would nearly 
double the population of Cle Elum and the surrounding area. This private resort which is isolated from 
the rest of Cle Elum is nothing but a large business attempting to set-up up a for-profit-company 
disguised as housing. If the economics of this company fail, and the company defaults in respect to its 
obligations, the City will end up holding the bag. The City of Cle Elum does not have the capacity to take 
on such a burden and is not in the financial position capable of taking on such a risk. 

Predatory Housing Practices 

The only beneficial party to the Sun Communities proposal are the Sun Community investors. The 
citizens of Cle Elum and the upper county will be robbed of the tax base initially contemplated within 
the Approved Master Plan and will be saddled with increased traffic, decreased public services, over-
stressed schools, a decrease in recreational opportunities and a giant trailer park plopped within what 
was once our small-town mountain home. The owners of the manufactured houses will face annual 
increases in lease payments, higher mortgage rates than with traditional housing, devaluation and 
deterioration of the actual structures and no opportunity to build equity in what they thought was their 
home. Individuals that can least afford to be taken advantage of are the ones that trailer parks feast 
upon. Modular housing parks are a scam dressed-up as entry level housing. 

 

Who’s Listening? 

The Community has spoken loud and clear. It wants no part of the 47* North development. The Mayor 
and the City staff have a substantial amount of discretion as it relates to the interpretation of the City 
zoning and municipal codes. Their interpretations will constitute the basis for the Staff Report which is 
expected to include a recommendation for approval or rejection of the Applicants proposal. It is the 
responsibility of the Mayor and the City staff to protect the interests of the community at every 
available opportunity and as such should exercise such discretion wisely. 

 

Sincerely 

Larry Stauffer 



City of Cle Elum - Mayor, City Council members, Planning Department, 
 
Re: 47 Degrees North Major Amendment 
 
Thank you for the opportunity to provide comments on the Sun Communities 47 Degrees North 
Major Amendment. 
 
I am very concerned with this proposal, which would result in a near doubling of the population 
of Cle Elum/Roslyn/South Cle Elum.  The EIS details how this near doubling of population will 
have huge impacts across the board on Cle Elum and the entire upper county, in almost every 
way imaginable, and per the EIS this will happen in a seven year period, essentially overnight.  
What community can grow like this, keep up with infrastructure and maintain its essential 
character?  The answer to that question depends entirely on how growth is planned and 
managed. 
 
In 2002 the Cle Elum city council approved annexing the Bullfrog Flats property and designating 
it urban for future city expansion to accommodate long term growth.  They designated it for 
Planned Mixed Use to allow for a range of housing types and opportunities, large lots, small 
lots, apartments, and a full range of everything in between.  And it was zoned and planned to 
include a moderate set aside for employment and shopping opportunities to provide jobs for the 
new (and existing) population. The goal was to accommodate growth by creating new 
neighborhoods, integral with the city that were “in keeping with the climate and the traditional 
rural, small town, mountain character of the Cle Elum area”.  This vision for future growth is not 
my vision, or even my words, it’s clearly articulated in Cle Elum’s zoning code. 
 
Sun Communities has proposed to change this vision.  Their vision is to use the property for a 
huge new tourist resort with two components: an RV resort and a Manufactured Home resort.  
Gone is the idea of traditional neighborhoods integral with, and in character with, the rest of the 
city. The Sun Communities proposal would create a huge new gated private resort disconnected 
and walled off from the rest of the city.  All ownership of the land will be retained by Sun 
Communities in perpetuity with community membership/ground rights “leased” back to individual 
unit owners.  None of the proposed development, not it’s look, feel, design or ownership 
structure, even remotely reflects the “traditional rural, small town, mountain character of the Cle 
Elum area”.  The employment area has shrunk to a third of its original size, along with the 
number of jobs created, and the employment component is not even part of Sun Communities’ 
proposal so there is no guarantee it would ever be built.  Sun Communities will argue that the 
Manufactured Home component is not a resort and that it will provide reasonably affordable 
housing to the community, but all one has to do is look at the private gated design, types of 
amenities included, the ownership, membership and cost structure, lack of restrictions on short 
term rentals, no commitment that any units will actually be “affordable”, and it’s obvious what the 
community will really be about.  This vision for the Sun Communities project is not my vision, it’s 
clearly outlined in the EIS reports and Sun Communities published material. 
 
In 2002 the city created the Planned Mixed Zoning to allow significant flexibility and creativity in 
neighborhood design to meet the city’s long term community growth visions.  Now Sun 
Communities is attempting to use that flexibility to achieve its own corporate goals, which it’s not 
a reach to say are diametrically opposite of the city’s long term goals.  I believe a clear and 



honest reading of the City’s zoning code applied to Sun Communities proposal shows that it 
doesn’t meet the city’s codified vision for this property and should be denied on that basis alone.   

 
Specific concerns are provided below: 
 
 

1. Comment on Process - Major Amendment not appropriate; New Application - The 
proposal should be viewed as a new land use application, with full discretionary review 
and approval authority, and not as an amendment to the existing land use approval 
(existing approval) because the proposal is so different from the existing approval, with 
wholesale changes in the types, distribution and ownership of land uses, that it should 
be reviewed as a new application.  Major difference are: 

 
• The proposal would effectively turn the project into a private resort community 

operated as a business, and not a series of traditional neighborhoods and mixed 
uses contained in the existing approval. 

• The RV park/resort constitutes almost half the Sun Communities proposal and is 
definitively a resort and private business venture. 

• The Manufactured Home (MH) component includes some elements of residential 
housing but will in fact be wholly owned by Sun Communities and function as a 
private resort. 

• A private resort is not consistent with the PMU zoning and Development Agreement. 
• The proposal will be physically and effectively separated from the rest of the City of 

Cle Elum. All roads and utilities are proposed to be private. Access to the resort will 
be restricted only to customers, residents and guests, essentially creating a "city" 
within the city. 

• The proposal does not include the 25 acre commercial center, and there are no 
guarantees as to when, or even if, it will be built.  The commercial center is an 
integral element of existing approved land use to meet the requirements of the PMU 
zone.  Its removal from the application is inconsistent with existing land use 
approvals. 
 

It is clear that the changes are so extensive as to retain little or none of the elements of 
current approval.  Because of the wholesale and extensive changes outlined, the Sun 
Communities project should be treated as an entirely new application. 

 
 

2. Comment on Zoning - Consistency of the proposal with the PMU zone – A review of 
the proposal against the provisions of CMC 17.45 shows numerous inconsistencies with 
a number of specific elements of the PMU zoning and conflicts with the city’s intent for 
development of the property.  I respectfully request that the city’s staff report include a 
detailed review of all provisions of the PMU zone and how the proposal complies (or 
doesn’t), and to the extent the proposal fails to meet any requirements that it be denied 
or sent back to the applicant for redesign to meet zoning requirements. 

 
3. Comment on Code - Conflicts with current city code (CMC) – A review of the 

proposal shows it is likely that in order to be implemented the Sun Communities 



proposal will require amendments to a number of sections of CMC.  Just a few 
examples: 

 
• There is no reference to MH “parks” in the CMC.  MH is a permitted type of dwelling 

in the R-Residential District zone (17.16.010) but with the specific requirement of 
only one MH per legal lot of record.  Section 17.45.050 of the PMU zone would seem 
to allow R-residential uses in the PMU zone, but only in accordance with the R-
residential zone requirements for that particular land use, which in this instance 
would require one unit/one lot. 
 

• Is it the intent of Sun Communities to create individual legal lots which they will retain 
ownership of and lease to residents/members?  If so this would be inconsistent with 
the Notice of Application, but if the intent is to create individual legal lots what 
subdivision method would be used?  If the proposal is using a binding site plan or 
condominium process there appears to be at least some conflict with CMC 16.46.010 
& 020. 

 
• As discussed earlier, the Sun Communities proposal would essentially function as a 

private resort community.  It is not clear that CMC even allows a Private 
Resort/Master Plan Resort as a permitted land use.  Certainly implementing the 
proposal using the current CMC would require many unusual legal 
interpretations.  Across the county, region and state, Master Plan Resorts are 
routinely classified as separate land uses because a resort is fundamentally different 
than a traditional residential development 

 
• CMC 17.51 Recreational Vehicles requires a maximum stay of 180 days.  

Information provided in the EIS indicates sun Communities will allow stays of longer 
periods. 

 
I respectfully request that the City’s staff report include a complete review of consistency 
with CMC, what code changes are required to allow the proposal to be approved, or the 
interpretations that are made to determine that CMC complies.  To the extent the 
proposal fails to meet any requirements of CMC it should be denied or placed on hold 
until appropriate changes to CMC are made. 

 
 

4. Comments on Development agreement (DA) – The proposal should be required to 
have an entirely new DA that defines how the city will regulate and condition this unique 
new proposed land use. 
 
• The New DA should be included as an element of the application and reviewed 

concurrently with the application.  The DA will include conditions, requirements and 
authorizations that are integral elements of the proposal and the full extent of the 
application cannot receive a thorough review without a concurrent DA.  CMC17.140 
specifically authorizes concurrent review of application and DA.  In the interest of 
transparency and comprehensive review for this unique and far reaching project the 



city should exercise this authority.  The application should be placed on hold until the 
DA is incorporated. 
 

• The new DA should include all affected upper county public service providers as 
legal parties to the agreement.  As the EIS process outlined in detail, the project will 
have extensive and wide ranging impacts on upper county public service providers, 
specifically impacting their ability to maintain acceptable levels of service.  This 
impact is specific to the Sun Communities proposal as a direct result of specific land 
use changes which alter tax structure and significantly reduce tax revenue.  Sun 
Communities has proposed that any agreements it makes with upper county service 
providers occur outside of the application and/or DA process.  For practical purposes 
this leaves making separate mitigation agreements with service providers a Sun 
Communities discretionary action and places the upper county service providers in 
an untenable negotiating position.  An essential element of the city’s review of this 
project is a finding that adequate provision has been made to maintain adequate 
levels of public services.  This is a specific requirement of CMC.  Without service 
provider’s participation in the DA, this finding cannot be made and the project must 
be denied outright. 

 
CMC17.140 specifically authorizes the city to include affected public service 
providers as legal parties to the DA at the city’s discretion.  In the interest of 
transparency and comprehensive mitigation of this unique and far reaching project 
the city should exercise this discretion. 

 
 

5. Comments on Conditions of approval and Mitigation of Impacts  
The Sun Communities proposal would result in a near doubling of the population of Cle 
Elum/Roslyn at full occupancy.  The EIS details how this near doubling of population will 
have huge impacts across the board on upper county public facilities and public 
services, including: 
 
• the police department will need to double in size; 
• emergency, fire, medical and hospital/clinic services will need to approximately 

double; and 
• the school system will be 20%+ over capacity requiring new teachers, buses and 

classrooms. 
• Traffic congestion will increase greatly on the major roads in the upper county. 

16 separate intersections and associated roads will reach failing levels of service 
(total congestion) during peak periods after the project is fully built. 

• County operated facilities and services, including the Cle Elum transfer station, will 
need to be expanded.   

 
A. Fiscal Impacts / Impacts on public services - Sun Communities proposed change of 

land use from traditional residential neighborhoods to a private resort community will 
have extensive implications on upper county fiscal conditions, specifically for (but not 
limited to) public services (police, fire, school, medical, emergency, waste and 
transportation).  The fiscal studies in the EIS reports show that tax revenues 



collected from Bullfrog flats after development of the Sun Communities proposal will 
be less, in some cases less than half, of what would be collected from the same land 
if developed under the current approved land use.  Collected tax revenue would not 
be enough to offset either the City’s increased cost for services or the increased 
costs for schools, emergency services and other public services, creating budget 
shortfalls that either would not occur under the current land use approval, or will be 
made significantly worse. And the EIS fiscal analyses did not include the costs of the 
required capital facility expansions, which will be extensive, so fiscal impacts will be 
significantly worse than reported.  All upper county service providing agencies have 
reviewed the data and have publically come to this same conclusion. 
 
Sun Communities has not proposed any mitigations for this serious impact. This 
leaves the choice facing the upper county to either suffer congested roadways, 
overcrowded schools, reduced police and emergency services, etc.; or to increase 
taxes to pay for what’s needed, essentially a public subsidy of the Sun Communities 
resort. This major fiscal impact is a direct result of Sun Communities proposed 
change of land use / land ownership structure and so is a legitimate and rational 
reason for denial of the proposal, or additional mitigation if the city determines to 
move forward. 
 

B. Fiscal impacts – Impacts on Transportation 
The proposal will have significant and widespread impacts on transportation systems 
throughout the upper county.  The EIS studies show that 16 upper county 
intersections and associated roadways will be at failing levels of service at buildout of 
the project, a not unexpected result from a project that would double the population.  
Sun Communities argues that since not all of the traffic at a particular location will be 
from its project it should not be responsible for directly mitigating all of the impacts, 
even though project traffic may be “the straw that breaks the camel’s back”.  Sun 
Communities is not proposing to actually build or expand any road or intersections 
outside of the Bullfrog Flats site, but instead proposes to pay a “fee in lieu of” at the 
start of its project and be allowed to build and occupy its project irrespective of when 
road improvements are constructed, or even if they are never constructed. 
 

• What public entity will be responsible for accepting the fee and guaranteeing 
that actual road projects will be constructed? 

• If the City accepts the fee will they be responsible for WSDOT, County and/or 
other jurisdictional improvements as well as their own improvements? 

• The developer proposed “fee in lieu of” is based on cost estimates of 
unknown provenance and validity, very likely based on conceptual 
engineering. Even assuming that a “fee in lieu of” approach is acceptable, the 
fee should be based on City and agency developed estimates based on 
detailed engineering plans and studies, not developer estimates. 

• Even assuming fair estimates, based on detailed plans, can be agreed to, the 
likelihood of cost overruns is high, as it is with any highway project.  Shouldn’t 
the developer’s fee be tied to the final cost of a project?  Why should the 
public be responsible to pay any of the developer’s share of cost overruns? 



• Mitigation occurs when a project is built, not when a fee is paid, when the 
impacts are the magnitude that will be caused by the 47 Degrees North 
project.  A “fee in lieu of” is only acceptable when an agency sponsored 
project actually exists that can accept the fee and result in a road project that 
is actually completed.  If no agency sponsored project exists to accept the 
fee, then it is not acceptable mitigation. In this instance, the developer is free 
to build the road project that is needed to mitigate the impact and arrange for 
potential reimbursement if that is possible.  Local precedent for this approach 
is when Suncadia was required to 100% fund and build the Cle Elum 
Wastewater Treatment plant but arranged for long term reimbursement.  
Alternately the developer can wait until a public agency actually builds the 
road project(s) to mitigate the impact(s). 

• The “fee in lieu of” type of mitigation could be appropriate for small 
development projects that can fit under the umbrella of existing service 
capabilities and require no need for public service expansions, but are wholly 
inappropriate for a project like 47 Degrees North that would double the 
responsibilities of public agencies and require extensive facility expansions.     

• The “fee in lieu” of concept would shift responsibility, cost, and risk for 
mitigation from the developer to the general public.  The public should not be 
required to accept this risk for the developers benefit. The developer should 
not be permitted to create gridlock by paying a small fee (relative to actual 
costs). 

 
C. Fiscal Impacts – Public Services Capital Facilities 

The proposal would require the near doubling of upper county public services (police, 
fire, hospital, etc.).  This will require extensive expansion of public facilities and 
equipment (new police station, expanded transfer station, new classrooms, new fire 
and police vehicles, etc.).  Unfortunately the EIS fiscal analysis was flawed and 
included only operational costs, but did not include capital costs. But the fact that 
these costs were not included does not mean they won’t exist.  The developer should 
be required to fund or construct any capital facilities required by its development. 
Local precedent is when Suncadia was required to build the regional Wastewater 
Treatment plant, new fire station and expanded water treatment plant.  Alternately 
the developer can wait until a public agency actually builds needed projects and 
mitigates the impacts. 
 

D. Water and Sewer Utilities 
One of the normal benefits of growth is economy of scale to share costs for 
infrastructure (water, sewer, roads, drainage).  This is especially true in older cities 
where many infrastructure elements are older, pretty well along their life cycle and 
facing near term maintenance or replacement.  More customers means more sharing 
of maintenance and repair costs; every customer in town shares the cost and more 
customers means less cost per customer. 
 
For 47 Degrees North this would not be the case, because the proposal is to create 
private utilities separate from the City, limiting the developer’s exposure for day to 
day city costs and risks, but taking away a potential significant benefit from the city.  



The details of final bulk utility contracts could address long term cost issues but 
shouldn't the city and public know that up front before the project is approved, not 
after?  Shouldn’t this have been analyzed in the fiscal impacts studies? 
 
Sun Communities is essentially proposing a city within a city, taking some, but not 
all, of the day to day responsibilities of what a city actually does.  The city should be 
skeptical that the developer is not trying to spin off expenses, cost and risks and 
keep benefits.  This approach to land use will have many consequences, both 
intended and unintended. 

 
E. Landscaping and visual impacts 

Sun Communities requests that the 100 foot vegetated buffer applicable to the 
existing land use approval is sufficient mitigation for its development (although it 
appears to be requesting exemption from CCM requirements for screening RV parks 
(Draft Condition of Approval 9.g)).  The Sun Communities change in land use will 
have significantly more visual and aesthetic impacts on the Bullfrog Road and SR 
903 corridors than the existing approved land use, and this justifies more buffer 
mitigation than required for the existing land use approval.  A buffer at least 200 feet 
in width, but larger if necessary, should be required so that no part of 47 Degrees 
North is visible. Local precedent for this buffer requirement is Suncadia which 
provided buffers from 200 to 400 feet to screen its project from Bullfrog Road. 

 
.  
Requests to the City Of Cle Elum 
 
I ask that the City carefully consider the extensive and long term impacts to the public from 
approving a large part of its Urban Growth Area, with a future population equal to the size of the 
existing city, as a private resort community that is out of character with the upper county 
communities, wholly owned by a large out of state publically traded corporate entity whose 
interests will lie with its shareholders and will surely be different than the city’s interests over 
time. 
 
There is ample justification for the city to deny the Sun Communities amendment request. For 
all of the reasons noted above, I ask the City to DENY this proposed major amendment and 
retain the current approved land use for the property. 
 
 
If the City is required to move forward with this project in some form, we request that the City: 
 

• Condition the project in a strong legally enforceable way so that there are NO financial 
impacts to existing upper county residents; so that no additional taxes are needed to 
keep public services at current levels; so the residents of the upper county aren’t 
required to subsidize a private business venture. 
 

• Use its discretion under CMC to require a new development agreement and make all 
affected upper county jurisdictions party to the agreement, and to require the 
development agreement be reviewed and approved concurrently with the application. 



 
• Provide legal mechanisms so the Sun Communities project pays for all special district 

(non-city) financial Impacts and funding shortfalls (schools, waste, transportation), 
including capital facility costs for expanding facilities and buying equipment. 

   
• Provide a thick buffer, 200 to 400 feet in width, along Bullfrog Rd to obscure all view of 

the project from Bullfrog Road.  None of the project should be visible from Bullfrog Road.  
This is what Suncadia was required to do, and it was effective. 

 
• The 2002 approved site plan includes a road connection between the project and 

Douglas Munroe Blvd, connecting the project directly to the City of Cle Elum Commercial 
center. The 47 Degree North site plan deletes this connection.  This connection should 
be put back on the plan and be a requirement of the proposal. 

 
• Condition the project so that infrastructure (roads and all public facilities) is built 

concurrent with when it’s needed to maintain adequate service levels and not 
independent of the project’s pace of development.  Condition the project with a 
concurrency agreement/phasing plan so that development is only allowed to proceed in 
phases based on when infrastructure elements are fully funded/constructed, regardless 
for who is responsible for constructing them. 

 
• Make the project responsible for funding/constructing any infrastructure needed to 

support it, or if the city (or other affected agencies) elects to accept responsibility for 
constructing infrastructure (“fee in lieu of”), the project should still be required to wait 
until the infrastructure is actually built (in accordance with the concurrency 
agreement/phasing plan). 

 
• The study of impacts for this project is largely based on modeling and assumptions 

which may not be accurate for this development in our unique location.  The progress of 
the project should be tied to a monitoring plan as part of concurrency.  No model is 
100% accurate.  If the project has more impacts than assumed by the models, or higher 
costs than estimated, more mitigation (more funding) should be required in future 
phases to make up for shortfalls 

 
 
I appreciate the opportunity to submit these comments.  I request being made of party of record 
and be a recipient of all notices, staff reports, findings, etc.  
 
 
Respectfully submitted, 
 
Thomas Uren 
 
103 N E Street 
Roslyn WA, 98941 
206-947-2566 
tom.uren11@gmail.com 
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Meagan Hayes

From: Jay McGowan
Sent: Wednesday, September 1, 2021 3:00 PM
To: Planning; Meagan Hayes; Greg Dohrn
Subject: FW: 47 Degrees North Major Amendment proposal

 
 

From: Shelley Emmons <Shelley@PacificOutdoor.com>  
Sent: Wednesday, September 1, 2021 1:37 PM 
To: Jay McGowan <jmcgowan@cleelum.gov> 
Subject: 47 Degrees North Major Amendment proposal 
 

Dear Mr. Mayor,  
 
We are writing to you to express our strong concerns about the Sun Communities 47° North proposal for the 
Bullfrog flats property. We feel the following points make this proposal unfeasible:  
 

1. This project does not provide any real options for affordable housing, but rather continues to line the 
pockets of the developer since the land will not belong to the homeowner 

2. This project will not create a new neighborhood but rather a new resort full of one‐time visitors with 
no investment in the community and no concern for it 

3. This proposal will spread existing public services so thin they likely will not be able to continue to 
provide those services 

4. This proposal does not provide for any additional public services (roads, police, fire, schools, 
emergency services, hospitals etc.) that will be necessary, nor does it provide for long term funding of 
those services 

5. This proposal will exponentially add to existing traffic congestion 
6. This project will end up costing the city far more money than it will contribute, causing us (the tax 

payers) to make up the difference 
 
We are not anti‐development, but we are not in favor of this type of development. It was our understanding 
the property would provide for affordable home ownership, which would be great for the community. This 
project does not do that at all.  
 
Having a nice RV park in the area would be a welcome addition too, but not in this location. It’s already too 
busy along Bullfrog Road and RV traffic is different – needing more space and moving more slowly.  
 
We have been reading everything we can find on this topic and have yet to hear how you, our city official, feel 
about this issue. Would you bill willing to share your thoughts? 
 
We urge you to deny this proposed major amendment and retain the current approved land use for the 
property. 
 
Sincerely, 
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Samuel and Shelley Emmons 
100 Blue Flame Lane 
Cle Elum WA 98922 
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Meagan Hayes

From: Planning
Sent: Wednesday, September 1, 2021 3:02 PM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 Degrees North Major Amendment proposal

 
 

From: Jay McGowan <jmcgowan@cleelum.gov>  
Sent: Wednesday, September 1, 2021 3:00 PM 
To: Planning <planning@cleelum.gov>; Meagan Hayes <mhayes@cleelum.gov>; Greg Dohrn <gdohrn@cleelum.gov> 
Subject: FW: 47 Degrees North Major Amendment proposal 
 
 
 

From: Shelley Emmons <Shelley@PacificOutdoor.com>  
Sent: Wednesday, September 1, 2021 1:37 PM 
To: Jay McGowan <jmcgowan@cleelum.gov> 
Subject: 47 Degrees North Major Amendment proposal 
 

Dear Mr. Mayor,  
 
We are writing to you to express our strong concerns about the Sun Communities 47° North proposal for the 
Bullfrog flats property. We feel the following points make this proposal unfeasible:  
 

1. This project does not provide any real options for affordable housing, but rather continues to line the 
pockets of the developer since the land will not belong to the homeowner 

2. This project will not create a new neighborhood but rather a new resort full of one‐time visitors with 
no investment in the community and no concern for it 

3. This proposal will spread existing public services so thin they likely will not be able to continue to 
provide those services 

4. This proposal does not provide for any additional public services (roads, police, fire, schools, 
emergency services, hospitals etc.) that will be necessary, nor does it provide for long term funding of 
those services 

5. This proposal will exponentially add to existing traffic congestion 
6. This project will end up costing the city far more money than it will contribute, causing us (the tax 

payers) to make up the difference 
 
We are not anti‐development, but we are not in favor of this type of development. It was our understanding 
the property would provide for affordable home ownership, which would be great for the community. This 
project does not do that at all.  
 
Having a nice RV park in the area would be a welcome addition too, but not in this location. It’s already too 
busy along Bullfrog Road and RV traffic is different – needing more space and moving more slowly.  
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We have been reading everything we can find on this topic and have yet to hear how you, our city official, feel 
about this issue. Would you bill willing to share your thoughts? 
 
We urge you to deny this proposed major amendment and retain the current approved land use for the 
property. 
 
Sincerely, 
 
 
Samuel and Shelley Emmons 
100 Blue Flame Lane 
Cle Elum WA 98922 
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Meagan Hayes

From: Jay McGowan
Sent: Wednesday, September 1, 2021 4:16 PM
To: Meagan Hayes; Greg Dohrn
Subject: FW: 47 DEGREES NORTH MAJOR AMENDMENT

 
 

From: Stefanovich, Katie L ‐ Roslyn, WA <Katie.L.Stefanovich@usps.gov>  
Sent: Wednesday, September 1, 2021 3:58 PM 
To: Planning <planning@cleelum.gov> 
Cc: Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; 
Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; 
Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47 DEGREES NORTH MAJOR AMENDMENT 
 
I as A taxpaying homeownwr in cle elum strongly oppose this project for the following reasons  
It is a major deviation from the original proposal 
Its not in character with the city of cle elum or the upper county 
Brings the homeless which in turn brings crime amd drugs 
Doubles the population of o 
Cle elum Roslyn Ronald with no added infrastructure to mitigate the impact on our lives services 
Roads schools police hospitals emergency and public services will be totally overwhelmed 
Taxpayers will be on the line for these increased services that will be needed 
Traffic will be gridlockfrom salmon la sac to the end of cle elum and beyond 
Everyone that lives here came here because of the beauty of the natural resources its bad enough that we can barely 
enjoy the forest now as it is but doubling the population would have a severe impact on the quality of life that was once 
enjoyed here and is already compromised by suncadia and its failed promises. Why would the city even consider 
approving this is beyond me. Also curious about my zoning change proposal at 105 w 2nd in cle elum.         
 
                                                                                                      Katie Stefanovich 
                                                                                                       105 w 2nd 
                                                                                                        Cle elum wa 98922 
                                                                                                             206‐898‐1835 
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Meagan Hayes

From: Planning
Sent: Wednesday, September 1, 2021 4:04 PM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 DEGREES NORTH MAJOR AMENDMENT

 
 

From: Stefanovich, Katie L ‐ Roslyn, WA <Katie.L.Stefanovich@usps.gov>  
Sent: Wednesday, September 1, 2021 3:58 PM 
To: Planning <planning@cleelum.gov> 
Cc: Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; 
Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; 
Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47 DEGREES NORTH MAJOR AMENDMENT 
 
I as A taxpaying homeownwr in cle elum strongly oppose this project for the following reasons  
It is a major deviation from the original proposal 
Its not in character with the city of cle elum or the upper county 
Brings the homeless which in turn brings crime amd drugs 
Doubles the population of o 
Cle elum Roslyn Ronald with no added infrastructure to mitigate the impact on our lives services 
Roads schools police hospitals emergency and public services will be totally overwhelmed 
Taxpayers will be on the line for these increased services that will be needed 
Traffic will be gridlockfrom salmon la sac to the end of cle elum and beyond 
Everyone that lives here came here because of the beauty of the natural resources its bad enough that we can barely 
enjoy the forest now as it is but doubling the population would have a severe impact on the quality of life that was once 
enjoyed here and is already compromised by suncadia and its failed promises. Why would the city even consider 
approving this is beyond me. Also curious about my zoning change proposal at 105 w 2nd in cle elum.         
 
                                                                                                      Katie Stefanovich 
                                                                                                       105 w 2nd 
                                                                                                        Cle elum wa 98922 
                                                                                                             206‐898‐1835 
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Meagan Hayes

From: Planning
Sent: Thursday, September 2, 2021 7:51 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 2nd email - 47 request for modifications

 
 

From: angela craig <angelac2020@live.com>  
Sent: Wednesday, September 1, 2021 9:35 PM 
To: Planning <planning@cleelum.gov>; angela.craig@northwestu.edu 
Subject: 2nd email ‐ 47 request for modifications 
 
Hello to the planning committee, I’ve been informed that we need to give you our address to verify that we are 
residents of Cle Elum. 
Here is our address and PO Box and phone. 
Mark and Angela Craig 
360Legacy Trail 
CleElum, WA 
98922 
 
PO Box 833 
Cle Elum, WA 98922‐0833 
206‐229‐6529 
In addition we have owned a condo in the lodge at Suncadia since it inception. We are invested in our community and 
care deeply about it’s future. 
Thank you for your consideration. 
 
‐‐‐‐ 
 
Hello,  
 
We are residence of Cle Elum, righting regarding a modification plan for the 47 Degree North development. 
 
The infrastructure of this town can NOT in any way, shape or form currently handle a development doubling the size of 
our population.  
 
There MUST be more investment and thought put into the urban land infrastructure to support something like this 
PRIOR to the building of this development. 
 
This includes but is not limited to new roads, increased safety evacuation options, addition support/resources for our 
police force and firemen/women, expanded or additional schools, more than one large grocery store, the list goes on.  
 
Please pause ‐ build the above and then consider a development of this size.  
 
Concerned citizens of Cle Elum, 
The Craig Family 
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Meagan Hayes

From: Planning
Sent: Thursday, September 2, 2021 7:51 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 Degrees North Major Modification needed

 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Shelly Holt <shellybholt@hotmail.com>  
Sent: Wednesday, September 1, 2021 8:50 PM 
To: Planning <planning@cleelum.gov> 
Subject: Re: 47 Degrees North Major Modification needed 
 
I wanted to include our address in case there is confusion around where we live.  
 
131 Snowberry Loop, Cle Elum 
Our other property is 161 Snowberry Loop.  
 
Please listen to your residents.  
 
Sent from my iPhone 
 
> On Aug 28, 2021, at 10:58 AM, Shelly Holt <shellybholt@hotmail.com> wrote: 
>  
> Hello,  
>  
> We live in the Cle Elum, as well as, own a second property here. We feel, along with most of this wonderful town, that 
the 47 Degree North development needs major modifications.  
>  
> The infrastructure of this town can NOT in any way, shape or form currently handle a development doubling the size of 
our population.  
>  
> There MUST be more investment and thought put into the urban land infrastructure to support something like this 
PRIOR to the building of this development. 
>  
> This includes but is not limited to new roads, increased safety evacuation options, addition support/resources for our 
police force and firemen/women, expanded or additional schools, more than on large grocery store, the list goes on.  
>  
> Please pause ‐ build the above and then consider a development of this size.  
>  
> Concerned citizens of Cle Elum, 
> The Holt Family 
>  
>  
>  
>  
>  
> Sent from my iPhone 
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Meagan Hayes

From: Planning
Sent: Thursday, September 2, 2021 7:49 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: Against 47 Degrees North

 
 

From: Frank Yourkowski <fyourkowski@gmail.com>  
Sent: Wednesday, September 1, 2021 6:56 PM 
To: Planning <planning@cleelum.gov> 
Subject: Against 47 Degrees North 
 
Dear Mayor and City Council, 
I don't live in Cle Elum but I do live nearby and enjoy the services that Cle Elum offers such as Grocery, gas, medical, 
hardware, restaurants, etc.  I understand the attraction of doubling the population of Cle Elum which should bring more 
money to local businesses.  However, as I understand the concerns addressed in the Tribune, these new residents will 
not own their land and not pay property taxes.  Hence will not contribute to the burden they will place on our 
infrastructure.    
 
If the residents will not pay taxes, is Sun Communities going to fill the gap?  From what I read the answer is no.  Why 
should Sun Communities make money on this deal and not contribute to the burden they place on our 
community?  That does not make sense.   
 
Sincerely,  
Frank Yourkowski 
Lower Peoh Point Road 
Cle Elum 
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Meagan Hayes

From: Jay McGowan
Sent: Thursday, August 19, 2021 11:40 AM
To: Meagan Hayes; Gregg Dohrn - GRDohrn & Associates (Greggdohrn@comcast.net); Planning
Subject: FW: 47° Housing Project

 
 

From: Kathy Wyborski <wyborskikathy@yahoo.com>  
Sent: Thursday, August 19, 2021 11:33 AM 
To: Jay McGowan <jmcgowan@cleelum.gov>; Casey Clark <casey@nkctribune.com> 
Subject: 47° Housing Project 
 

Dear Mayor, 
 
This development is too impactful on the environment. Fire hazards, along with water deficits will 
plague our community for decades to come. 
 
Close down the project IMMEDIATELY and reevaluate the Environmental Impact then REJECT this 
development. 
 
Thank you for your time, 
 
Kathy Wyborski 
Cle Elum WA 
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Meagan Hayes

From: Planning
Sent: Thursday, August 19, 2021 2:37 PM
To: Meagan Hayes; Kathi Swanson
Cc: Meagan Hayes
Subject: FW: 47 Degrees North

Follow Up Flag: Follow up
Flag Status: Flagged

 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Phil Hess <hessphil09@gmail.com>  
Sent: Thursday, August 19, 2021 2:06 PM 
To: Planning <planning@cleelum.gov> 
Subject: 47 Degrees North 
 
Mayor and city council, 
I wish to register my strong objection to this project as proposed and urge you to revert to the original 2002 
development plan. I believe the development, as now proposed, will have a devastating negative impact on our quality 
of life as has been stated by the BOCC, County Sheriff, and Roslyn Mayor in this weeks Tribune. 
Thank ‐ you 
Phil Hess  
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Meagan Hayes

From: Planning
Sent: Thursday, August 19, 2021 2:36 PM
To: Meagan Hayes; Kathi Swanson
Cc: greggdohrn@comcast.net
Subject: FW: 47 Degrees North Major Amendment

Follow Up Flag: Follow up
Flag Status: Flagged

 
 

From: Dana Stauffer <ddastauffer@gmail.com>  
Sent: Thursday, August 19, 2021 1:51 PM 
To: Irene Bjorklund <Irene@tbarconstruction.com> 
Cc: Planning <planning@cleelum.gov>; Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; 
Ken Ratliff <kratliff@cleelum.gov>; Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven 
Harper <sharper@cleelum.gov>; Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: Re: 47 Degrees North Major Amendment 
 
Irene this is wonderful!!!  Thank you!!  We need everyone to write to the City.  Would you mind if I share your 
letter on facebook?   
 
Also, there is a form letter on the website Stop47degreesnorth.com if people aren't sure what to say.  We need 
to flood the City of Cle Elum with letters.   
 
Thank you for taking the time.   
 
Dana 
 
On Thu, Aug 19, 2021 at 10:17 AM Irene Bjorklund <Irene@tbarconstruction.com> wrote: 

City of Cle Elum ‐ Mayor, City Council members, Planning Department, 

Re: 47 Degrees North Major Amendment proposal 

  

I urge you to DENY this proposed major amendment and retain the current approved land use for the property i.e. 
zoned/approved as an expansion of Cle Elum’s residential neighborhood.  This amendment changes the traditional 
residential housing development to a very large, manufactured home community/RV Resort.  I am extremely 
concerned about the amended Sun Communities 47° North proposal for the Bullfrog flats property for the reasons 
listed below: 

  

‐ the dramatic increase of people over our current populations and RV visitors will strain if not break our local 
schools and services such as hospitals, police, and fire departments.  Our emergency services can barely 
respond to our current needs let alone a dramatic population increase of 70 – 100%. 
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‐  the increased services required will fall on the current property owners and not be paid for by the “new 
residents or visitors” or the landowner, Sun Community. 

‐ it is not in character with the City of Ce Elum or the upper valley (a fundamental requirement of the current 
zoning for the property), 

‐ Denial of the Sun Communities proposal would not take away or reduce underlying property rights. The 
original underlying zoning approval would still allow development of this site, just not as a private 
resort/manufactured home community.   

  

For all of these reasons, and others, I urge the City to DENY this proposed major amendment and retain the current 
approved land use for the property. 

  

Respectfully, 

  

Irene Bjorklund | Irene@TBarConstruction.com | Cell phone (206) 617-6868 

190 Cake Box Lane, 

Cle Elum, WA  98922 
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Meagan Hayes

From: Planning
Sent: Friday, August 20, 2021 11:00 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 Degrees North Major Amendment - Cle Elum resident feedback

Follow Up Flag: Follow up
Flag Status: Flagged

 
 

From: Mark Linton <marklin@microsoft.com>  
Sent: Friday, August 20, 2021 10:41 AM 
To: Planning <planning@cleelum.gov> 
Cc: kaley.linton@hotmail.com; Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; Ken 
Ratliff <kratliff@cleelum.gov>; Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven 
Harper <sharper@cleelum.gov>; Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47 Degrees North Major Amendment ‐ Cle Elum resident feedback 
 

Addressed to the City of Cle Elum – Mayor, City Council members, Planning Department 

Regarding: 47 Degrees North Major Amendment proposal 

I am writing to provide the city with my very strong concerns about the Sun Communities 47° North proposal 
for the Bullfrog flats property.  

As residents in Suncadia, we have been following the situation closely and there are several aspects of the 
proposed manufacture home/RV community that I believe will negatively impact the community and reduce 
essential and community services for all residents. 

Sun Communities’ proposal has several areas that I believe are not in Cle Elum/Roslyn’s long‐term interests: 

 The development will significantly and immediately increase population density for Cle Elum, with no 
real plans from the developer to fund additional infrastructure and services needed to support the 
population explosion. This is a fundamental concern – a large publicly traded company taking 
advantage of Cle Elum to expand their business, without a clear plan in hand to ensure that they pay 
for needed improvements.  

 This development will also create serious and significant impacts on roads, police, fire, schools, 
emergency services, hospitals and other public services that can’t (or won’t) be fully mitigated by the 
developer. Even today, traveling in the area to i90 at peak times is congested with roads and 
infrastructure unable to cope. It’s unfathomable what the situation will be like with the same 
infrastructure needing to accommodate thousands of additional transient travelers. 
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 Finally, I am concerned that the density proposed by the developer contradicts current zoning 
requirements, including the character of the development and visibility from Bullfrog Road, and 
placement relative to Cle Elum also going against current approvals. Cle Elum is a beautiful area where 
visitors come to relax and recreate. This massive proposed development will irreparably impact the 
character of the landscape and attractiveness of Cle Elum for future visitors. 

 
As full‐time residents in Suncadia, we feel fortunate to live in such an amazing, natural area. And we are also 
very conscious of the need for additional housing locally so that Cle Elum has more affordable housing 
available for those that want to work and live in the community, versus traveling in from Ellensburg or the 
west side. However, I have serious concerns that that this rapid, high‐density development is going to be a 
mistake for Cle Elum. I know the city is taking time to assess, hear from residents and take into account 
community impact, impact on our natural environment and critical services. I would ask the city to deny the 
proposed major amendment and retain current approved land use for the property. 
 

 

Respectfully submitted, 

 

Mark and Kaley Linton 
171 Portal Ct 
Cle Elum WA 98922 
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Meagan Hayes

From: Planning
Sent: Thursday, August 19, 2021 9:25 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 Degrees North Major Amendment proposal

 
 

From: Ashley Dunn <ashleydunn2188@gmail.com>  
Sent: Thursday, August 19, 2021 9:05 AM 
To: Planning <planning@cleelum.gov> 
Cc: Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; 
Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; 
Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47 Degrees North Major Amendment proposal 
 

Hello, 

I am writing to provide the city with my very strong concerns about the Sun Communities 
47° North proposal for the Bullfrog flats property.  The proposed manufactured home / RV 
community: 

   – is not in character with the City of Ce Elum or the upper valley (a fundamental 
requirement of the current zoning for the property), 
   – would create a new and separate private tourist resort and not a natural extension of 
city neighborhoods as originally envisioned/required by city zoning and current approvals, 
    – is in its entirety a private business not a neighborhood (no lots will be created or sold, 
all spots will be leased, and the project will be private), wholly owned by a large out-of-
state publically traded corporation who’s fiduciary duty is to its shareholders, 
    – provides no significant benefits to upper valley residents and tax payers, but 
    – will create serious and significant impacts on roads, police, fire, schools, emergency 
services, hospitals and other public services that can’t (or won’t) be fully mitigated by the 
developer, and therefore, 
    – will create extensive traffic congestion and gridlock conditions and an overall 
reduction in levels of service of upper county services which will require public 
expenditures and increased upper county taxes to pay for, essentially a subsidy for a 
private business, 
    – Denial of the Sun Communities proposal would not take away or reduce underlying 
property rights.  The original underlying zoning approval would still allow development of 
this site, just not as a private resort/manufactured home community. 
 
For all of these reasons, and others, I implore the City to DENY this proposed major 
amendment and retain the current approved land use for the property. 
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Respectfully, 

Ashley Dunn 

109 S 5th St Alley, Roslyn 
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Meagan Hayes

From: Kathi Swanson
Sent: Thursday, August 19, 2021 9:04 AM
To: Gregg Dohrn; Meagan Hayes
Subject: FW: 47 Degrees North Notice of Application

From: Adam Osbekoff <adam@snoqualmietribe.us>  
Sent: Thursday, August 19, 2021 8:57 AM 
To: Kathi Swanson <kswanson@cleelum.gov> 
Subject: RE: 47 Degrees North Notice of Application 
 
Hello Kathi 
 
The Snoqualmie Tribe [Tribe] is a federally recognized sovereign Indian Tribe.  We were signatory to the Treaty of Point 
Elliott of 1855; we reserved certain rights and privileges and ceded certain lands to the United States. As a signatory to 
the Treaty of Point Elliot, the Tribe specifically reserved among other things, the right to fish at usual and accustomed 
areas and the “privilege of hunting and gathering roots and berries on open and unclaimed lands” off‐reservation 
throughout the modern‐day state of Washington. 
 
Thank you for the opportunity to review and comment. Based on the information provided and our understanding of the 
project and its APE, we recommend an archeological review performed for this project. This is in an area the Snoqualmie 
Tribe considers culturally significant and has a moderate probability to have unknown archaeological deposits. We 
realize that though subdivisions do not cause ground disturbance, in almost all cases this process leads to development 
projects that will. If any archaeological work is performed, we request notification. An IDP should not be used in lieu of 
an archeological investigation.  Cultural and archaeological resources are non‐renewable and are best discovered prior 
to ground disturbance. 
 
Thank you 
 
Adam Osbekoff 
 

From: Kathi Swanson [mailto:kswanson@cleelum.gov]  
Sent: Friday, August 13, 2021 12:05 PM 
To: Kathi Swanson <kswanson@cleelum.gov> 
Subject: 47 Degrees North Notice of Application 
 
Please see the attached Notice of Application for the Sun Communities Major Modification, 47 degrees 
North.  Information regarding questions that you may have are included within the Notice. 
 
Kathi Swanson 
CITY CLERK 

         
119 W First Street 
Cle Elum, WA.  98922 
(509) 674‐2262 ext. 103 
kswanson@cleelum.gov 
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Meagan Hayes

From: Planning
Sent: Thursday, August 19, 2021 8:34 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 Degrees North Major Amendment

 
 

From: Susan Teem <steem501@gmail.com>  
Sent: Thursday, August 19, 2021 7:57 AM 
To: Planning <planning@cleelum.gov> 
Cc: Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; Ruston Weaver 
<rweaver@cleelum.gov> 
Subject: 47 Degrees North Major Amendment 
 
     I am writing to inform you of my serious concerns regarding the Major development proposed for Bullfrog Flats, 47 
Degrees North.  This will be a Major impact to the upper county way of life, influx of population most of which will not 
be permanent residents who pay taxes and support our county. 
     We can't keep items on the shelves at our local grocery store as it is.  Residents have no other choice in Cle Elum but 
to go to Safeway at this point and a new development, even if they have a small RV Park store, will be using our local 
store as well. 
     Bullfrog Road cannot handle the capacity of vehicles that will be using it from this new development.   
The general impact on roads, schools, fire, police, hospitals, etc could be devistating to our small community.  47 
Degrees North is a private company and will hold all the property for themselves.  The land will be lease only so all of the 
folks staying there will not be participating in the support of our town.  It only helps the company get wealthier. 
     This new development is in no way in keeping with the small town, neighborhood character of the Cle Elum/Roslyn 
area. 
     I implore you to DENY this proposed Major amendment and retain the current land use for the property. 
 
Thank you, 
 
Bob & Susan Teem 
PO Box 973  
Roslyn, WA  98941 
steem501@gmail.com 
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Meagan Hayes

From: Planning
Sent: Thursday, August 19, 2021 7:54 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 Degrees North Major Amendment Proposal

 
 

From: Jenny J <jenny04930@gmail.com>  
Sent: Thursday, August 19, 2021 6:37 AM 
To: Planning <planning@cleelum.gov> 
Subject: 47 Degrees North Major Amendment Proposal 
 
 
 
I'm writing this because I am very, very, very concerns about the Sun Communities 47" North proposal for the Bullfrog 
Flats property. The proposed manufactured home/RV community. 
Our infrastructure is already challenged.WE CANNOT handle the addition ipact on our roads, police, fire, schools, 
emergency services, hospitals and other public services. 
It would create yet another new and separate tourist resort and not a natural extension of city neighborhoods as 
originally envisioned/required by city zoning and current approvals. 
It will create traffic congestion and gridlock conditions on weekends in the least. 
For all of these reasons and MORE, I impolor the City to DENY this proposed major amendment and retain the currently 
approved land use of the property. 
 
Respectfully, 
Jenny Aurit 
411 W. Utah Ave 
Roslyn, WA 
 



7

Meagan Hayes

From: Planning
Sent: Thursday, August 19, 2021 7:52 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 Degree North

 
 

From: Laura Swanson <lcswanson125@gmail.com>  
Sent: Wednesday, August 18, 2021 4:28 PM 
To: Planning <planning@cleelum.gov> 
Cc: Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; 
Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; 
Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47 Degree North 
 
To the City of Cle Elum, 
 
I am writing to express my concern for the proposed Bullfrog Flats development.  

 * The proposed development is not in the character of upper Kittitas County. 

 * The proposed development would create a new and separate private tourist resort and not a natural extension of city 
neighborhoods as originally envisioned/required by city zoning and current approvals. 

 * The ownership structure of the manufactured homes does not promote the economics of citizens of the county. Owning 
a depreciating manufactured home without having ownership of the property would result in economics that perpetuate 
economic class divides and hinder citizens' abilities to grow net worth over time. While the value of the lease may 
increase over time with inflation, the primary benefits of ownership will accrue to a private business, wholly owned by 
a large out-of-state publicly traded corporation whose fiduciary duty is to its shareholders, not the community. 

* The ownership structure will not provide a strong tax base for the city. This would erode Cle Elum's ability to provide 
services to the citizens of the full township. 

* Related, the proposed development would create serious and significant impacts on roads, police, fire, schools, 
emergency services, hospitals and other public services that are unlikely to be fully mitigated by the developer, and 
therefore, will require public expenditures and increased upper county taxes to pay for, essentially a subsidy for a private 
business. 

* Denial of the Sun Communities proposal would not take away or reduce underlying property rights.  The original 
underlying zoning approval would still allow development of this site, just not as a private resort / manufactured home 
community. 

* The proposed development occurs close to the river, which is an important area for fish and wildlife. 
  
Sincerely, 
Laura Swanson MD 
Homeowner at 606 S 2nd Street Roslyn, WA 98941 
Primary Residence at 3053 35th Ave W, Seattle, WA 98199 
Proud 2002 Cle Elum / Roslyn High School graduate! 
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Meagan Hayes

From: Larry Stauffer <stauffer@Lynden.com>
Sent: Wednesday, August 25, 2021 9:30 AM
To: Gregg Dohrn
Cc: Meagan Hayes
Subject: Questions

Hi Megan 
 
Larry Stauffer here. Rob at the City suggested that I include you on my request to Greg. I am anxious to get a response 
from the city and if Greg is not available to answer he suggested that you may be. Please advise. 
 
Thx 
LKS 
 

From: Larry Stauffer  
Sent: Wednesday, August 25, 2021 8:12 AM 
To: Gregg Dohrn <greggdohrn@comcast.net> 
Subject: Re: Analysis  
 
Good morning Greg. 
 
Hoping that you’ll have an opportunity to reply this morning. 
 
Thx 
LKS  

Sent from my iPhone 
 

On Aug 24, 2021, at 3:26 PM, Larry Stauffer <stauffer@lynden.com> wrote: 

  
Greg 
As part of my oral comments last night, I stated the following as it relates to Sun Communities 47*North 
project. 
  
  

a. This is a Planned Mixed Use District, CMC 17.45 

b. The PMU allows for specific use districts including 

i. Residential‐single family District 

ii. Residential‐multi family District 

c. The PMU is designed to encourage building design that is in keeping with the climate 

and the traditional rural, small town, mountain character of the Cle Elum area. 

d. Residential permitted use CMC 17.16.010 requires: 

i. One single‐family dwelling per legal lot of record (including manufactured 

homes) 

e. Multiple Family Residential CMC 17.20 
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i. Contains no allowance for mobile home parks. They are not an allowed use in 

the zone 

ii. The City is not allowed to re‐zone the area through a Development Agreement. 

f. Mobile Home CMC 17.08.30 , within the city limits are considered nonconforming 

structures 

  
I do not see how the proposal fits within the aforementioned criteria. It doesn’t seem to me that there is 
a whole lot left for interpretation. If you don’t agree, would you please point out the flaw(s) in my 
analysis. I am on a bit of a short time‐line to gather this info up. I would appreciate your response as 
soon as possible. 
  
Thanks 
LKS 



1

Meagan Hayes

From: Jay McGowan
Sent: Wednesday, August 25, 2021 8:40 AM
To: Gregg Dohrn - GRDohrn & Associates (Greggdohrn@comcast.net); Meagan Hayes
Subject: FW: 47 Degrees North Major Amendment proposal

 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Robert McCaslin <mccaslinrl@me.com>  
Sent: Wednesday, August 25, 2021 8:09 AM 
To: Planning <planning@cleelum.gov> 
Cc: Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; 
Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; 
Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47 Degrees North Major Amendment proposal 
 
Members of the Cle Elum City Council, 
 
My name is Robert McCaslin and I currently live at 3600 Suncadia Trail, Unit 5062 in Cle Elum. I’m a full‐time voting 
resident.  
 
With this email I ask that you reject the 47 Degrees North Major Amendment proposal.  
 
My reasons are thus: 
 
1)  A manufactured home and large RV park is not in line with the original promise of affordable housing, a community 
center and a retail core. 
2)  It will create extensive traffic congestion and gridlock without Sun Communities paying for all of the mitigating 
solutions.  
3)  It will have a significant impact on emergency services without Sun Communities paying for all of the mitigating 
solutions.  
4)  Provides no significant benefits to Upper Valley Residents and tax payers. 
 
Don’t let Suncadia sell the property and allow any development other than that which was approved in 2002. Make 
Suncadia keep their promise to the citizens of Cle Elum and the Upper Valley Residents. 
 
Robert McCaslin 
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Meagan Hayes

From: Jay McGowan
Sent: Wednesday, August 25, 2021 11:10 AM
To: Meagan Hayes; Gregg Dohrn - GRDohrn & Associates (Greggdohrn@comcast.net)
Subject: FW: 47 Degrees North Major Amendment

 
 

From: Deanna Silver <deannasilver@gmail.com>  
Sent: Wednesday, August 25, 2021 10:38 AM 
To: Planning <planning@cleelum.gov> 
Cc: Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; 
Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; 
Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47 Degrees North Major Amendment 
 
City of Cle Elum – Mayor, City Council members, Planning Department, 

Re: 47 Degrees North Major Amendment proposal 

I am writing to provide the city with my very strong concerns about the Sun Communities 47° North proposal 
for the Bullfrog flats property.  The proposed manufactured home / RV community: 

    – is not in character with the City of Cle Elum or the upper valley (a fundamental requirement of the current 
zoning for the property), 
   – would create a new and separate private tourist resort and not a natural extension of city neighborhoods as 
originally envisioned/required by city zoning and current approvals, 
    – is in its entirety a private business not a neighborhood (no lots will be created or sold, all spots will be 
leased, and the project will be private), wholly owned by a large out-of-state publicly traded corporation who’s 
fiduciary duty is to its shareholders, 
    – provides no significant benefits to upper valley residents and taxpayers, but 
    – will create serious and significant impacts on roads, police, fire, schools, emergency services, hospitals 
and other public services that can’t (or won’t) be fully mitigated by the developer, and therefore, 
    – will create extensive traffic congestion and gridlock conditions and an overall reduction in levels of service 
of upper county services which will require public expenditures and increased upper county taxes to pay for, 
essentially a subsidy for a private business, 
    – Denial of the Sun Communities proposal would not take away or reduce underlying property rights.  The 
original underlying zoning approval would still allow development of this site, just not as a private 
resort/manufactured home community. 
 
For all of these reasons, and others, I implore the City to DENY this proposed major amendment and retain the 
current approved land use for the property. 

Respectfully, 

Deanna Silver 
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540 Domerie Bay Road, Ronald 
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Meagan Hayes

From: Elizabeth Allen <ockhouse@icloud.com>
Sent: Tuesday, August 24, 2021 6:01 PM
To: Planning
Subject: Re: 47 North

Haha sorry to call in sun country rather than sun communities. 
E. Allen 

Sent from my iPhone 
 
 

On Aug 22, 2021, at 17:00, Elizabeth Allen <ockhouse@icloud.com> wrote: 

Hello, 
I am opposed to the 47 North development mostly for this reason: 
https://www.complaintsboard.com/sun‐communities‐harassment‐and‐unfair‐treatment‐c1072284 
 
And this: 
 https://www.dailyrecordnews.com/news/kittitas‐valley‐healthcare‐struggles‐with‐dangerously‐low‐
staffing‐levels/article_d66adf26‐a527‐58db‐820c‐
170cf21e51c4.html?fbclid=IwAR03vMOrjGzQ7airybYVu4909KxD4Lso3xf‐hvJwv5Iw0FsYFkHabzE9H6U 
 
If you take the time to read through the comments in the first article Sun Country is NOT a good 
caretaker of their community. Secondly, the second article is not about Sun Country but it highlight the 
staffing shortage that is happening at KVH currently and which I believe will only get worse. Add in 
complaints about road usage and maintenance, police and fire response and the need for more of both 
water and sewer usage (you know Cle Elum sewer system has many breaks in the old lines every year), 
lack of any other grocery store (to date).   
Yes an added tax benefits for the city would be helpful but there has to be a smaller more organic way 
to accomplish this.  Has anyone on the council visited or spoke with anyone who now lives in a sun 
country housing project to see if they are happy with it?   
In these hard times I think you are going to see a nursing and hospital staff shortages, police shortages, 
and teacher shortages due to covid, or the reluctance to get the vaccine and the reluctance for a 
segment of the population to work after being on unemployment for so long (as you can see in town just 
driving past many businesses and their help wanted signs). 
Plus I feel we will probably have a recession due to covid and the many shutdowns that have affected 
small businesses etc… unless throwing newly printed money at a recession can make it go away?  
I, and most of Cle Elum and Roslyn residents, feel this is a bad idea mostly due to the reputation of Sun 
Country and the seemingly lack of research into how we will have the resources to accommodate many 
thousands of new residents. You may find more support for a similar project if you can show residents 
the above mentioned research and answers. 
Many thanks for reading this letter. 
Elizabeth Allen 
 

Sent from my iPhone 
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Meagan Hayes

From: Cle Elum <kelleymullins@yahoo.com>
Sent: Tuesday, August 24, 2021 10:23 PM
To: Planning
Subject: 47 Degrees North

I oppose the Atwell Group's 'Sun Communities' development.  
There's a lack of convincing 'community benefits' submitted by the Atwell Group to the City of Cle Elum: Specifically, 
robust data on the existing costs of roads, schools, infrastructure and municipal services. Lacks data to determine 
impacts and lacks proposal for mitigation by the Atwell Group. 
 
Kelley Mullins 
108 East Third St. 
Cle Elum, WA 98922  
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Meagan Hayes

From: Shaughnessy, Lauren <LShaughnessy@rwbaird.com>
Sent: Wednesday, August 25, 2021 6:52 AM
To: Planning
Cc: jmcgowan@cleleum.gov
Subject: 47 DEGREES NORTH MAJOR AMENDMENT 

 
Hello All, 
I don’t have the pleasure of saying I’ve lived here my whole life but I care about it as if I did. It’s 
been sad to think about the Sun Communities proposal for Bullfrog Flat property. When I moved 
to this area, I didn’t want to change things so that it felt like the communities I left. I wanted to 
help it maintain its character. I live in Roslyn and volunteer on the Fire Department and 
appreciate how Roslyn is trying to maintain the original character as things progress and grow. I 
know its hard to do.  
 
But the proposed manufactured home/ RV community is not in the character with the city of cle 
elum. It’s a separate entity that would not feel like an extension of our towns. Leased lots do not 
provide residents with a stake in the area, it creates a population that isn’t truly invested with 
us.  As a professional who works on the westside, I’m surprised at some of the decision-making 
here. A decision of this magnitude will change the feel of this place almost overnight, and 
forever. Public services are not prepared for this influx and there doesn’t seem to be enough 
concern about that.  
 
We beg you all to go back to the original underlying zoning approval. Development and progress 
is unavoidable and important, we all get that. But do what you can to make it less drastic and 
detrimental.  
 
Thank you for your service. I understand how difficult this all must be. Lead with your hearts 
and souls as best you can.  
 
 
Lauren Shaughnessy  
Lshaughnessy@rwbaird.com  
 
  
********************************************************************** 
 
Robert W. Baird & Co. Incorporated does not accept buy, sell or other transaction orders by e‐mail, or any instructions 
by e‐mail that require a signature. This e‐mail message, and any attachment(s), is not an offer, or solicitation of an offer, 
to buy or sell any security or other product. Unless otherwise specifically indicated, information contained in this 
communication is not an official confirmation of any transaction or an official statement of Baird. The information 
provided is subject to change without notice. This e‐mail may contain privileged or confidential information or may 
otherwise be protected by other legal rules. Any use, copying or distribution of the information contained in this e‐mail 
by persons or entities other than the intended recipient is prohibited. If you received this in error, please contact the 
sender and delete the material from any computer on which it exists. Baird, in accordance with applicable laws, reserves 
the right to monitor, review and retain all electronic communications, including e‐mails, traveling through its networks 
and systems. E‐mail transmissions cannot be guaranteed to be secure, timely or error‐free. Baird therefore recommends 
that you do not send any sensitive information such as account or personal identification numbers by e‐mail. 
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********************************************************************** 
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Meagan Hayes

From: Marlene Stern <mmstern@msn.com>
Sent: Wednesday, August 25, 2021 8:38 AM
To: Planning
Subject: 47 degree north

I’m not much of a letter writer but I will say I’m not too excited about this development coming into the area. We can 
barely supply the needs from our grocery store and our healthcare facilities as it is. It would have to be major changes in 
that arena I feel before we start building anything. I hope you take this into consideration because our beautiful little 

town of Cle Elum is never going to be the same if and or when these houses go up. It’s a sad day for a lot of us.ΈΉΊ 
 
Sent from my iPhone 

Marlene ஞடண 
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Meagan Hayes

From: Jay McGowan
Sent: Wednesday, August 25, 2021 8:40 AM
To: Planning; Meagan Hayes; Gregg Dohrn - GRDohrn & Associates (Greggdohrn@comcast.net)
Subject: FW: 47 DEGREES NORTH MAJOR AMENDMENT 

 
 

From: Shaughnessy, Lauren <LShaughnessy@rwbaird.com>  
Sent: Wednesday, August 25, 2021 7:26 AM 
To: Jay McGowan <jmcgowan@cleelum.gov> 
Subject: FW: 47 DEGREES NORTH MAJOR AMENDMENT  

 
Hello All, 
I don’t have the pleasure of saying I’ve lived here my whole life but I care about it as if I did. It’s 
been sad to think about the Sun Communities proposal for Bullfrog Flat property. When I moved 
to this area, I didn’t want to change things so that it felt like the communities I left. I wanted to 
help it maintain its character. I live in Roslyn and volunteer on the Fire Department and 
appreciate how Roslyn is trying to maintain the original character as things progress and grow. I 
know its hard to do.  
 
But the proposed manufactured home/ RV community is not in the character with the city of cle 
elum. It’s a separate entity that would not feel like an extension of our towns. Leased lots do not 
provide residents with a stake in the area, it creates a population that isn’t truly invested with 
us.  As a professional who works on the westside, I’m surprised at some of the decision-making 
here. A decision of this magnitude will change the feel of this place almost overnight, and 
forever. Public services are not prepared for this influx and there doesn’t seem to be enough 
concern about that.  
 
We beg you all to go back to the original underlying zoning approval. Development and progress 
is unavoidable and important, we all get that. But hopefully you can do what you can to make it 
less drastic and detrimental.  
 
Thank you for your service. I understand how difficult this all must be. Lead with your hearts 
and souls as best you can.  
 
 
Lauren Shaughnessy  
Lshaughnessy@rwbaird.com  
 
  
********************************************************************** 
 
Robert W. Baird & Co. Incorporated does not accept buy, sell or other transaction orders by e‐mail, or any instructions 
by e‐mail that require a signature. This e‐mail message, and any attachment(s), is not an offer, or solicitation of an offer, 
to buy or sell any security or other product. Unless otherwise specifically indicated, information contained in this 
communication is not an official confirmation of any transaction or an official statement of Baird. The information 
provided is subject to change without notice. This e‐mail may contain privileged or confidential information or may 
otherwise be protected by other legal rules. Any use, copying or distribution of the information contained in this e‐mail 
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by persons or entities other than the intended recipient is prohibited. If you received this in error, please contact the 
sender and delete the material from any computer on which it exists. Baird, in accordance with applicable laws, reserves 
the right to monitor, review and retain all electronic communications, including e‐mails, traveling through its networks 
and systems. E‐mail transmissions cannot be guaranteed to be secure, timely or error‐free. Baird therefore recommends 
that you do not send any sensitive information such as account or personal identification numbers by e‐mail. 
 
********************************************************************** 
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Meagan Hayes

From: Deanna Silver <deannasilver@gmail.com>
Sent: Wednesday, August 25, 2021 10:38 AM
To: Planning
Cc: Jay McGowan; John Glondo; Ken Ratliff; Beth Williams; Mickey Holz; Steven Harper; Matthew Lundh; 

Ruston Weaver
Subject: 47 Degrees North Major Amendment

City of Cle Elum – Mayor, City Council members, Planning Department, 

Re: 47 Degrees North Major Amendment proposal 

I am writing to provide the city with my very strong concerns about the Sun Communities 47° North proposal 
for the Bullfrog flats property.  The proposed manufactured home / RV community: 

    – is not in character with the City of Cle Elum or the upper valley (a fundamental requirement of the current 
zoning for the property), 
   – would create a new and separate private tourist resort and not a natural extension of city neighborhoods as 
originally envisioned/required by city zoning and current approvals, 
    – is in its entirety a private business not a neighborhood (no lots will be created or sold, all spots will be 
leased, and the project will be private), wholly owned by a large out-of-state publicly traded corporation who’s 
fiduciary duty is to its shareholders, 
    – provides no significant benefits to upper valley residents and taxpayers, but 
    – will create serious and significant impacts on roads, police, fire, schools, emergency services, hospitals 
and other public services that can’t (or won’t) be fully mitigated by the developer, and therefore, 
    – will create extensive traffic congestion and gridlock conditions and an overall reduction in levels of service 
of upper county services which will require public expenditures and increased upper county taxes to pay for, 
essentially a subsidy for a private business, 
    – Denial of the Sun Communities proposal would not take away or reduce underlying property rights.  The 
original underlying zoning approval would still allow development of this site, just not as a private 
resort/manufactured home community. 
 
For all of these reasons, and others, I implore the City to DENY this proposed major amendment and retain the 
current approved land use for the property. 

Respectfully, 

Deanna Silver 

540 Domerie Bay Road, Ronald 
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Meagan Hayes

From: Rosemary Dixon <rosemarydixo@gmail.com>
Sent: Wednesday, August 25, 2021 1:27 PM
To: Planning; Planning
Subject: 47 Degrees North Major Amendment

To Cle Elum Planning Department, Major, and City Council, 
 
I am writing to express my disapproval of the proposed major amendment to the 47 North Development Plan.  I am 
concerned about the effects of the proposed changes on the infrastructure of the area, most specifically traffic, services, 
and crime.   
 
Traffic congestion on weekends is already impacting local neighborhoods in a major way.  Travel times on I‐90 are 
extended by several hours on Fridays and Sundays and visitors seek alternative routes through neighborhoods, no doubt 
directed to do so by Google.  I am an avid RVer who has traveled to all 50 states and can say that an RV park with 650 
sites is quite large, unusual (except in Arizona), and truly excessive for our area.  Traffic on 903 to the Salmon La Sac area 
goes right by my house in Ronald and it is already challenging to avoid the dangerous drivers leaving on Sundays.  The 
numerous RV sites would bring more weekenders and just add to this problem. 
 
Services of all kinds are already a challenge for the greater Cle Elum population.  Contractors are too busy to answer 
their calls and are quite stressed by the volume of work that they must take on.  It is my understanding that the Safeway 
is already one of the busiest in the state of Washington.  There must be a plan for providing food for the nearly doubled 
population. Emergency Response times and volume of calls will no doubt be adversely affected without  a specific plan 
for how to increase services to match the increased population. 
 
Finally, I am concerned about the crime that will no doubt arrive with the addition of many partying week‐
enders.  Campgrounds are littered with trash on Monday mornings and the speed of travel by weekenders far exceeds 
our 25 MPH limit near Ronald.  I have been honked at and sped past with hand gestures too many times to count, all 
while I am obeying the speed limit. 
 
I would encourage you to pursue planning a neighborhood that will provide affordable housing to those who want to 
make a home here and care for the city and our recreational areas as a home and land owner would.  Additionally, the 
burden of cost for any needed infrastructure changes should be wholly upon the new neighborhood developers and not 
upon the existing taxpayers. 
 
Thank you for your consideration of these thoughts in your decision making. 
 
Rosemary Dixon 
PO Box 533 
Ronald, WA 98940 
281‐300‐4678 



13

Meagan Hayes

From: Leslie Thurston <director@wahorsepark.org>
Sent: Wednesday, August 25, 2021 2:22 PM
To: Planning
Cc: Denise Youell; Judy Warnick; Kim Witty; Maria Danieli; Mark Englizian; Michelle Pease-Paulson; Mitch 

Williams; Rep. Tom Dent; Todd Trewin; Logan, Jessica (PARKS)
Subject: 47 Degrees North Application
Attachments: 47NAppl-Ltr to City 8-25-21F08252021.pdf

Attached please find the Horse Park's comments regarding the Proposed Major Modification to the Bullfrog UGA Master 
Site Plan and Development Agreement as submitted in 47 Degrees North's Application.  We appreciate your attention to 
these issues which are of significance to the Horse Park's operations.  
Sincerely, 
Leslie Thurston 
Executive Director 
Washington State Horse Park 
PO Box 278, Cle Elum, WA  98922 
877‐635‐4111 
www.wahorsepark.org 
501(c)3  Tax ID 33‐1197391 
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Meagan Hayes

From: Patti Sims <patti.sims15@gmail.com>
Sent: Wednesday, August 25, 2021 2:22 PM
To: Planning
Subject: 47 Degrees North

Dear Mayor and City Council members: 
 
Thank you for extending the deadline to comment on the 47 Degrees North project. 
 
I won't address zoning and code items pertaining to this project as I know many of my neighbors have already emailed 
you regarding this, or spoke to these topics at Monday's meeting. 
 
My question is simple: where are all of these people going to get food? We have one ‐‐ ONE ‐‐ grocery store in this town 
that can't handle the population of Cle Elum as it is now. How is it going to handle the additional mouths that come with 
this project?  
 
Until a second grocery store is planned, built, and open, the City has no business building any more housing 
communities. 
 
Thank you. 
 
Patti Sims 
1500 Marian Drive 
Cle Elum, WA 98922 
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Meagan Hayes

From: Kristin Nutt <kristin.k.nutt@gmail.com>
Sent: Wednesday, August 25, 2021 4:35 PM
To: Planning
Cc: Jay McGowan
Subject: Stop 47 North
Attachments: KKN_Signed082521_CleElumStop47North.pdf

Hello! 
Please find attached for your consideration. 
Cheers, 
Kristin Nutt 
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Meagan Hayes

From: mary madison <madison.mary.bi@gmail.com>
Sent: Wednesday, August 25, 2021 5:42 PM
To: Planning
Subject: 47 Degrees North amendment and mitigation concerns

Honorable Council Members and Planning Commission: 
 
We are extremely concerned about the proposed 47 Degree North Major Amendment. Evidently, the proposed major 
amendment will replace the residential home development originally approved for the site without due 
financial mitigation. 
  
This major amendment, if approved without adequate and legally enforceable financial mitigation on the part of the 
developer, should be denied.  
  
The concerns revolve around how Kittitas County, the City of Cle Elum, the Cle Elum‐Roslyn School District,  WSDOT, and 
other social services can possibly afford to provide the additional infrastructure, staffing, equipment, and facilities that 
will be necessary to maintain a barely adequate level of service. Medical services? Clinics? Hospitals? Schools? Food 
insecurity assistance? Child services? County outreach offices in Cle‐Elum for social services? 
  
Transportation upgrades and improvements alone will be necessary to provide safe passage for residents of the Upper 
County when firestorms or emergencies occur. The county and cities of Cle Elum and Roslyn are in no position to accept 
this financial burden. A few taxpayers cannot fund the social and infrastructure needs of this new area. With a single 
property owner, out of state? 
  
The financial impact costs for this project should be solely carried by the developer/owner. Public entities with taxpayer 
dollars CANNOT make up the shortfall. 
  
How this mitigation is required, and IF the amendment is approved will both determine the quality of life for Upper 
Kittitas County for decades. 
  
We have arrived at a momentous crossroads. It requires strong leaders in situations like these. 
  
Respectfully, 
  
Chris Madison 
Mary Madison 
201 Sturgis Rd 
Cle Elum 
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Meagan Hayes

From: Planning
Sent: Tuesday, August 31, 2021 3:59 PM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 Degree North

 
 

From: Joye Frederick <joyefrederick@outlook.com>  
Sent: Tuesday, August 31, 2021 3:17 PM 
To: Planning <planning@cleelum.gov> 
Subject: 47 Degree North 
 
 
Please   I urge the mayor and council DO NOT PASS THIS.  It would we awful for our area 
 
Joye Frederick 
206 779 7487 
 



P.O. Box 652 
Roslyn, WA 98941 

September 9, 2021 

City ofCle Elum 
Attn. Planning Department/47 Degrees North 
119 West First St. 
Cle Elum, WA 98922 
Planning@cleelum.gov 
Sent by E-mail 

Re: 47 Degrees North 

Thank you for the opportunity to comment on this proposed action. Please consider this 
correspondence part of our response to the Sun Communities Notice ofApplication for Major 
Modification ofBullfrog UGA Master Site Plan and Development Agreement dated August 12, 2021. 
We ask the City ofCle Elum to deny this proposed major amendment and retain the current approved 
land use for the property. 

We concur with, and support, the comments and reasoning contained in comment letters sent by 
Thomas Uren, James Carmody (September 7,2021) and Larry Stauffer (September 7, 2021). 

We ask that a recording and/or transcript of public comments made to the Cle Elum City Council at its 
August 23,2021, meeting be included among the public comments considered by the Planning 
Department, Planning Commission, "City Development Review Team", or any body charged with 
compiling, reviewing, and making recommendations concerning this proposal. 

Ifthe City should fail to reject this proposed major amendment, we ask that the City take actions 
recommended in Thomas Uren's letter to condition the development and to require concurrent 
mitigations to infrastructure and to public services including police, fire, emergency medical services. 

Impact of2010 Termination of the RIDGE Settlement Agreement and Unforeseen ele Elum UGA 
Expansion 
We wish within this letter, to incorporate, by reference, Doug Kilgore's letter ofOctober 20,2020, 
submitted withing the SEIS comment period. This points out that many mitigations relied upon by the 
City ofCle Elum in its decision to grant approval of the existing Bullfrog Flats Development 
Agreement were canceled in the course ofNew Suncadia LLC's termination of the RIDGE Settlement 
Agreement. 

Chief among these were substantial reductions in the number of housing units permitted within the 
Suncadia MPR and substantial set-asides of open space. Together these removed mitigating measures 
and increased levels of entitlement of the Suncadia Master Planned Resort accrue additional impacts to 
the current proposal's development. These increased impacts will deleteriously affect: 

traffic, 
wildlife habitat, 
recreation, 
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other municipal services such as fire protection, police services and road maintenance. 

The loss of these mitigations, combined with the effects of additional development and the huge 
expansion ofCle Elum's Urban Growth Area since 2001, must be re-analyzed and assessed for needed 
mitigations as a part of any consideration of proposed modifications to the Bullfrog UGA Master Site 
Plan, or any action to carry out the 2001 plan after more than 20 years of unforeseen development in 
the City of Cle Elum. 

Failure to Verify Regional Sewer System Capacity 
We question the City of Cle Elum's capacity to serve any development within the lands formerly called 
the Bullfrog Flats UGA. Our question relates to Cle Elum's owned share of wastewater facilities, as 
provided under the Fourth Amended Upper Kittitas County Regional Water Treatment Facilities Project 
Agreement, Development Agreement, and Service Agreement. 

The 2017 Capacity analysis prepared for Cle Elum (by HLA Engineering and Land Surveying Co., 
Project 17105E) states 

The Trendwest UGA Properties allocation was identified to be reallocated to the City of Cle 
Elum upon annexation of these properties by the City. This annexation and allocation transfer 
occurred in 2006. (p 1) 

In spring, 2021, Doug Kilgore submitted a public document request to the City ofCle Elum for any 
documents memorializing the transfer of the Trendwest UGA Properties allocation from Trendwest, or 
its successors, to the City ofCle Blum. In its response the city sent recent records showing the number 
of Residential Customers and Residential Customer Equivalents (RCE's) currently in use, but provided 
no documents substantiating temporary or permanent transfer ofRCE's owned by New Suncadia LLC 
to the City of Cle Elum. 

If this transfer has not occurred, any attribution of ownership of this capacity share by Cle Elum is 
defective. 

Perhaps information regarding the impact of this proposed development on all cities party to the 
Regional Wastewater Facilities Project Agreement would have been available if the current process of 
considering 47 Degrees North's proposed major modification included a complete Development 
Agreement with each of those participating municipalities as parties to that Development Agreement, 
(as requested in Thomas Uren's letter). Perhaps it exists in certain documents related to Cle Blum's 
annexation of the Bullfrog UGA that the City neglected to disclose. Perhaps the disposition ofthese 
wastewater entitlements are contained in confidential documents related to New Suncadia LLC's 
desired, prospective but unconcluded sale of Bullfrog Flats. In any case, a full review of this 
application is incomplete without such information. 

As a result, it is not possible to assess the effects of the proposed major modification on the City of 
Roslyn, Cle Elum, and South Cle Elum. 

Other Process Comments 
We object to what appears to have been changes in the public process for receiving comments on this 
project and in the approval process being utilized. 
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We object to the insertion of an entity called the City Development Review Team as a substitute for the 
City's Planning Commission. The legal Notice ofApplication states: 

The City Development Review Team will then review the application materials and all 
comments received and determine whether the application is consistent with the Development 
Agreement and the regulations under which the project is vested. A written Staff Report with 
recommended Conditions ofApproval will be prepared and made available for public review 
and comment. In addition, a public hearing will be conducted to receive further comments. All 
comments received by the City will be reviewed and a recommendation will then be made to 
the City Council, who will decide whether to approve the modified Master Site Plan and new 
Development Agreement. (p3) 

However, this is not the process outlined within Cle Elum's municipal code, which states it is the 
Planning Commission that makes recommendation to the Council, not "Staff". 
https://cleelum.municipal.codes/CEMC/17.100.040 
Ellie Belew asked the contact named in this application (Virgil Amick, by email and phone on August 
23,2021) for clarification on who constitutes the City Development Review Team, and for its enabling 
language, but has not yet received any response. 

Meanwhile, in the September 2,2021, NKC Tribune: 
[city planner Greg] Dhorn said members of the City Development Review Team include 
himself, Public Works Director Mike Engelhart, City Engineer Ben Annen, City Administrator 
and Building Official Rob Omans and City Planning Consultant Megan Hayes. He said other 
city officials, such as Fire Chief Ed Mills and Police Chief Kirk Bland, along with others 
participate on the team as needed."(pA6) 

It would seem that the City of Cle Elum has not formally identified a specific means or process for 
evaluation and review of this application for modification. In particular, the public does not know who 
specifically constitutes the City Development Review Team that will consider our comments. Nor is 
there a formal process for such a body to do so, although municipal code identifies the city's Planning 
Commission. 

We ask that the City amend the application to clearly state the process for consideration of the 
application, including public comments. 

s~--v"\\~ 
Ellie Belew and Doug Kilgore 
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Meagan Hayes

From: Sharon Stuart <sharon@bedvoyage.com>
Sent: Monday, August 23, 2021 7:50 AM
To: Planning
Cc: Jay McGowan; John Glondo; Ken Ratliff; Beth Williams; Mickey Holz; Steven Harper; Matthew Lundh; 

Ruston Weaver
Subject: Objection to 47º North Major Amendment to Existing 2002 Development Agreement

Good morning, 
 
I am completely opposed to the 47 North project. It will bring in low tax revenue, transient people that will clog our 
limited roadways and hospitals, and will be not contributing to the positive growth of Cle Elum. I know that you have 
seen all of the feelings and comments from the Sheriff, the County Commissioners, and other concerned members of 
the community.  The objection to this project cannot be understated. Many of us are familiar with Agenda 21 and 
Agenda 30, and do not want any part of that in our little town of Cle Elum.  What Cle Elum really needs is a business park 
and more tax‐paying new HOMES, not mobile home parks. Cle Elum wants to grow and become a more affluent town in 
which patrons have options for shopping and commerce, vs providing services to non‐income/tax paying people.  
 
I plead with you to listen closely to all of the concerns of hundreds of local tax paying citizens. Please go with the original 
plans for a business park and residential homes for Cle Elum. 
 
Sincerely, 
 
Sharon Stuart 
Cle Elum, WA     
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Meagan Hayes

From: kristina <hazeldoggy@gmail.com>
Sent: Sunday, August 22, 2021 9:21 PM
To: Planning
Subject: Stop 47 North

City of Cle Elum - Mayor, City Council members, Planning Department, 

Re: 47 Degrees North Major Amendment proposal 

I am writing to provide the city with my very strong concerns about the Sun Communities 47° North proposal 
for the Bullfrog flats property. 

The proposed manufactured home / RV community: 

- is not in character with the City of Ce Elum or the upper valley (a fundamental requirement of the current 
zoning for the property), 

- would create a new and separate private tourist resort and not a natural extension of city neighborhoods as 
originally envisioned/required by city zoning and current approvals, 

- is in its entirety a private business not a neighborhood (no lots will be created or sold, all spots will be 
leased, and the project will be private), wholly owned by a large out-of-state publically traded corporation 
who's fiduciary duty is to its shareholders, 

- provides no significant benefits to upper valley residents and tax payers, but 

- will create serious and significant impacts on roads, police, fire, schools, emergency services, hospitals and 
other public services that can't (or won't) be fully mitigated by the developer, and therefore, 

- will create extensive traffic congestion and gridlock conditions and an overall reduction in levels of service 
of upper county services which will require public expenditures and increased upper county taxes to pay for, 
essentially a subsidy for a private business, 

- Denial of the Sun Communities proposal would not take away or reduce underlying property rights. The 
original underlying zoning approval would still allow development of this site, just not as a private 
resort/manufactured home community. 

For all of these reasons, and others, I urge the City to DENY this proposed major amendment and retain the 
current approved land use for the property. 

Respectfully, 

______________ 
Kristina Bock 
___________________ 
PO 642 
603 N. A Street 
Roslyn, WA 98941 

Email Addresses: hazeldoggy@gmail.com 
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Meagan Hayes

From: Aliza <aliza.astrachan@icloud.com>
Sent: Sunday, August 22, 2021 8:43 PM
To: Planning
Cc: Jay McGowan; John Glondo; Ken Ratliff; Beth Williams; Mickey Holz; Steven Harper; Matthew Lundh; 

Ruston Weaver
Subject: 47 Degrees North Major Amendment

City of Cle Elum – Mayor, City Council members, Planning Department, 

  Re: 47 Degrees North Major Amendment proposal 

I am writing to provide the city with my very strong concerns about the Sun Communities 47° North proposal for the Bullfrog 
flats property.  The proposed manufactured home / RV community: 

    – is not in character with the City of Ce Elum or the upper valley (a fundamental requirement of the current zoning for the 
property), 
   – would create a separate private tourist resort and not a natural extension of city neighborhoods as originally required by 
city zoning and current approvals, 
    – is in its entirety a private business not a neighborhood (no lots will be created or sold, all spots will be leased, and the 
project will be private), wholly owned by a large out‐of‐state publically traded corporation who’s fiduciary duty is to its 
shareholders, 
    – provides no significant benefits to upper valley residents and tax payers, but 
    – will create serious and significant impacts on roads, police, fire, schools, emergency services, hospitals and other public 
services that can’t (or won’t) be fully mitigated by the developer, and therefore, 
    – will create extensive traffic congestion and gridlock conditions and an overall reduction in levels of service of upper county 
services which will require public expenditures and increased upper county taxes to pay for, essentially a subsidy for a private 
business,                            
   — will negatively affect elk crossings  due to traffic and the Cle Elum area's rapidly diminishing wildlife habitats. 
                         
    – Denial of the Sun Communities proposal would not take away or reduce underlying property rights.  The original 
underlying zoning approval would still allow development of this site, just not as a private resort/manufactured home 
community. 

For all of these reasons, and others, I implore the City to DENY this proposed major amendment and retain the current 
approved land use for the property. 

Respectfully, 

Aliza Astrachan 

351 Big Rock Lane, Cle Elum  
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Meagan Hayes

From: Ira Astrachan <iastrachan@me.com>
Sent: Sunday, August 22, 2021 5:41 PM
To: Planning
Cc: Jay McGowan; John Glondo; Ken Ratliff; Beth Williams; Mickey Holz; Steven Harper; Matthew Lundh; 

Ruston Weaver
Subject: Objection to 47º North Major Amendment to Existing 2002 Development Agreement

You have no doubt received countless letters indicating a lack of support for approval of the proposed amendment ‐ 
have you received any comments in favor of it?  If so, please do not file my comments with them ‐ my family and I are 
opposed to the amendment for all the reasons you have read/heard: 
 
‐ Cle Elum needs actual houses (with households that pay property tax) and the original plan will provide that (1,334 
residential units).  The revenue generated by property taxes will surely sustain expenses needed to develop cit services; 
‐ Cle Elum does NOT need a mobile home park ‐ it provides very low tax revenue while simultaneous overloading the 
current services we have here; 
‐ A “new” business park may be the one thing that brings an actual significant business to the area where they could 
“spread their wings” ‐ something the current patchwork of business land/property in this town does not provide; 
‐ The amendment does not include any mechanism for the developer to fund the obvious improvements needed in 
infrastructure to support their RV Park / Mobile Home Park design; 
‐ “Location, Location, Location”!!  The placement of a mobile home park / RV park across the street from a community of 
multi‐million dollar homes is absurd. 
 
 
I could go on and on, but thankfully, the Sheriff, the County Commissioners, and other concerned members of the 
community have also spoken. 
 
For the record, we love living here, even though we’ve only been here two years.  The quality of life here is a perfect 
balance of beauty, peace, kind people, and a feeling of community.  To dilute that with an ugly mobile home park and RV 
park full of transient dwellers while simultaneously clogging up the roads and the hospital is outrageous.   
 
If you want to grow Cle Elum in a reasonable manner which includes an ability to maintain adequate services for all, then 
you must chose to deny the applicant’s amendment and stick to the original plan of houses and a large business park. 
 
Respectfully, 
 
Ira Astrachan 
351 Big Rock Lane 
Cle Elum, WA 98922 
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Meagan Hayes

From: Ingrid Vimont <email4ingrid@yahoo.com>
Sent: Sunday, August 22, 2021 4:41 PM
To: Planning; Jay McGowan; John Glondo; Ken Ratliff; Beth Williams; Mickey Holz; Steven Harper; 

Matthew Lundh; Ruston Weaver
Subject: STOP “47 Degrees North Major Amendment”

STOP 47 DEGREES NORTH
Dear Mayor of Cle Elum, City Planner and Cle Elum Commissioners,  

Please stop the major changes submitted by Suncadia (AKA:  Sun Communities) from drastically 
altering the original agreement with The City of Cle Elum in 2002 with the new "application for 
proposed development".  This is a total disaster if you look at the population growth and drowning of 
our infrastructure with this proposal.  Growth is essential and inevitable but not when it completely 
outpaces our infrastructure (i.e. EMS, roads, schools, traffic, FIRE, healthcare, water, police, sewer, 
etc.).   

The original agreement is not being upheld.  Why is that?   

 Why would our elected officials agree to this at the peril of our current residents?
 What is the payoff?
 Who benefits?
 Who suffers?
 Who pays for this?
 Why is the new proposal being entertained?
 What is the new infrastructure proposal to support this new 47 Degree north proposal
 Why would the existing residents be put at such risk?

Please DO NOT VOTE THIS PROPOSAL IN!   

Ingrid Vimont, RN 

Candidate for Hospital Commissioner Upper Kittitas County 



7

Meagan Hayes

From: Doug Johnson <dajohnson512@gmail.com>
Sent: Sunday, August 22, 2021 4:12 PM
To: Planning
Subject: 47 Degree North Public Comments

�

 
To the City of Cle Elum, 
 
I have grave concerns about the 47 Degree North Development. I support local infill but feel it must occur within the 
character and goals of the community. I have lived here almost 50 years, and chose this area due to its unique character, 
woods, rivers, and spectacular scenery. I have the following concerns with the 47 Degrees North proposal: 

 * The proposed development is completely out of character of upper Kittitas County. 

 * The proposed development would create a new and separate private tourist resort and not a natural extension of city 
neighborhoods as originally envisioned/required by city zoning and current approvals. 

 * The ownership structure of the manufactured homes does not promote the economics of citizens of the county. Owning 
a depreciating manufactured home without having ownership of the property would result in economics that perpetuate 
economic class divides and hinder citizens' abilities to grow net worth over time. While the value of the lease may 
increase over time with inflation, the primary benefits of ownership will accrue to a private business, wholly owned by 
a large out-of-state publicly traded corporation whose fiduciary duty is to its shareholders, not the community. This 
structure is very harmful to the future of the whole Upper County. 

* The ownership structure will not provide a strong tax base for the city. This would erode Cle Elum's ability to provide 
services to the citizens of the full township. 

* Related, the proposed development would create serious and significant impacts on roads, police, fire, schools, 
emergency services, hospitals and other public services that are unlikely to be fully mitigated by the developer, and 
therefore, will require public expenditures and increased upper county taxes to pay for, essentially a subsidy for a private 
business. The developer must put money up front to meet all the increased infrastructure needs.  Our roads are already 
crowded and the country feel of the community I moved to almost 50 years ago is somewhat compromised now, and with 
this atrocious development, will be destroyed.   

* Denial of the Sun Communities proposal would not take away or reduce underlying property rights.  The original 
underlying zoning approval would still allow development of this site, just not as a private resort / manufactured home 
community. 

* The proposed development occurs close to the river, which is an important area for fish and wildlife. Local wildlife is 
already seriously stressed, with deer, elk, and bear walking all over my yard and the town of Roslyn in all seasons.  
  
Sincerely, 
Doug Johnson 
Former City Councilman, Roslyn.   
Also retired local math and science teacher and business owner. 
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Meagan Hayes

From: Gina Galbawy <galbawy@yahoo.com>
Sent: Sunday, August 22, 2021 4:06 PM
To: Planning
Subject: 47 degrees north

To whom it concerns, 

  I am a resident of Cle Elum and I strenuously urge you to not approve this train wreak of a growth plan. We need to 
reconsider a different growth plan. Not opposed to more housing just not Sun Communities, 
their track record is horrid and not the way we as residence want our town to progress. 

Thank  you,   Mark ad Gina Galbawy 
111 W 3rd St. 
Cle Elum, WA 

Gina Galbawy 425 681-3994 cell galbawy@yahoo.com 
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Meagan Hayes

From: Susan Johnson <susanjohnsonwa@gmail.com>
Sent: Sunday, August 22, 2021 3:52 PM
To: Planning; Jay McGowan; John Glondo; Ken Ratliff; Beth Williams; Mickey Holz; Steven Harper; 

Matthew Lundh; Ruston Weaver
Subject: 47 Degrees North Public Comments

 
To the City of Cle Elum, 
 
Being a resident of Roslyn since 1977, and loving the historical character of our cities, and witnessing the bleeding of 
development between and outside the cities, I am very concerned about the 47 Degrees North development proposal. I 
have the following concerns with the 47 Degrees North proposal: 

 * The proposed development is not in the character of upper Kittitas County. 

 * The proposed development would create a new and separate private tourist resort and not a natural extension of city 
neighborhoods as originally envisioned/required by city zoning and current approvals. 

 * The ownership structure of the manufactured homes does not promote the economics of citizens of the county. Owning 
a depreciating manufactured home without having ownership of the property would result in economics that perpetuate 
economic class divides and hinder citizens' abilities to grow their net worth over time. While the value of the lease may 
increase over time with inflation, the primary benefits of ownership will accrue to a private business, wholly owned by 
a large out-of-state publicly traded corporation whose fiduciary duty is to its shareholders, not the community. 

* The ownership structure will not provide a strong tax base for the city. This would erode Cle Elum's ability to provide 
services to the citizens of the full township. 

* Related, the proposed development would create serious and significant impacts on roads, police, fire, schools, 
emergency services, hospitals and other public services that are unlikely to be fully mitigated by the developer, and 
therefore, will require public expenditures and increased upper county taxes to pay for, essentially a subsidy for a private 
business. 

* Denial of the Sun Communities proposal would not take away or reduce underlying property rights.  The original 
underlying zoning approval would still allow development of this site, just not as a private resort / manufactured home 
community. 

* The proposed development occurs close to the river, which is an important area for fish and wildlife. These last years, 
with the explosion of development outside of our current city limits, we have all experienced the heartbreaking migration of 
wildlife--bears, cougars, elk, deer, coyote-- into our yards, on our streets, into our parks. To remove this much more 
habitat would further cause harm to our wildlife. 
  
Sincerely, 
Susan Johnson 
317 South Third Street Alley, Roslyn, WA 98941 
Retired Teacher from the Cle Elum-Roslyn School District 
 

To help protect you r priv acy, Microsoft Office prevented
download of this pictu re from the Internet.
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Meagan Hayes

From: suzanne cragin <scragin002@gmail.com>
Sent: Sunday, August 22, 2021 3:46 PM
To: Planning; Jay McGowan; John Glondo; Ken Ratliff; Beth Williams; Mickey Holz; Steven Harper; 

Matthew Lundh; Ruston Weaver
Subject: 47 Degrees North Major Amendment

City of Cle Elum ‐ Mayor, City Council members, Planning Department, 
 
Re: 47 Degrees North Major Amendment proposal 
 
I am writing to provide the city with my very strong concerns about the Sun Communities 47° North proposal for the 
Bullfrog flats property.  My no vote and concerns align with those expressed by Brent Hals, the Mayor of Roslyn; Clay 
Myers, Kittitas County Sheriff and from the leadership of the Board of County Commissioners: Brett Wachsmith, Chair; 
Laura Osiadacz, Vice Chair and Cory Wright, Commissioner.  
 
The proposed manufactured home / RV community: 
 
    ‐ is not in character with the City of Ce Elum or the upper valley (a fundamental requirement of the current zoning for 
the property), 
 
   ‐ would create a new and separate private tourist resort and not a natural extension of city neighborhoods as originally 
envisioned/required by city zoning and current approvals, 
 
    ‐ is in its entirety a private business not a neighborhood (no lots will be created or sold, all spots will be leased, and 
the project will be private), wholly owned by a large out‐of‐state publically traded corporation who's fiduciary duty is to 
its shareholders, 
 
    ‐ provides no significant benefits to upper valley residents and tax payers, but 
 
    ‐ will create serious and significant impacts on roads, police, fire, schools, emergency services, hospitals and other 
public services that can't (or won't) be fully mitigated by the developer, and therefore, 
 
    ‐ will create extensive traffic congestion and gridlock conditions and an overall reduction in levels of service of upper 
county services which will require public expenditures and increased upper county taxes to pay for, essentially a subsidy 
for a private business, 
 
    ‐ Denial of the Sun Communities proposal would not take away or reduce underlying property rights.  The original 
underlying zoning approval would still allow development of this site, just not as a private resort/manufactured home 
community. 
 
For all of these reasons, and others, I urge the City to DENY this proposed major amendment and retain the current 
approved land use for the property. 
 
Respectfully, 
 
Suzanne Cragin 
50 Gold Fountain Lane  
Cle Elum, WA 98922 



11

 
 
 



12

Meagan Hayes

From: Jeff Kluth <jeffsdesktop@comcast.net>
Sent: Sunday, August 22, 2021 2:27 PM
To: Planning
Cc: Jay McGowan; John Glondo; Ken Ratliff; Beth Williams; Mickey Holz; Steven Harper; Matthew Lundh; 

Ruston Weaver
Subject: 47 degrees North Major Amendment Proposal 

 
 

To:   City of Cle Elum – Mayor, City Council members, Planning 
Department, 

Re: 47 Degrees North Major Amendment proposal 

This letter is to request that the city reject the modifications to the 
initial agreement that was made with Suncadia around 2002. 

Based on what I have read on the newer agreement that Sun Communities is 
seeking to get approval for, there will be huge requirements for services and 
traffic modifications for the new population that Sun Communities is getting 
off the hook for. Increased needs for police, fire, traffic etc. need to be paid 
for from taxes collected from the new residents. This is not a rant against 
development but a request that the city get back to an agreement and 
taxing structure that will not penalize the existing residents of the area. This 
newer agreement is just wrong and seems to be structured in a way 
to maximize profit for an out of state corporation at the expense of the 
existing residents.  

 
 
 

The proposed manufactured home / RV community: 

    – is not in character with the City of Ce Elum or the upper valley (a 
fundamental requirement of the current zoning for the property), 
   – would create a new and separate private tourist resort and not a 
natural extension of city neighborhoods as originally 
envisioned/required by city zoning and current approvals, 
    – is in its entirety a private business not a neighborhood (no lots will 
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be created or sold, all spots will be leased, and the project will be 
private), wholly owned by a large out-of-state publically traded 
corporation who’s fiduciary duty is to its shareholders, 
    – provides no significant benefits to upper valley residents and tax 
payers, but 
    – will create serious and significant impacts on roads, police, fire, 
schools, emergency services, hospitals and other public services that 
can’t (or won’t) be fully mitigated by the developer, and therefore, 
    – will create extensive traffic congestion and gridlock conditions and 
an overall reduction in levels of service of upper county services which 
will require public expenditures and increased upper county taxes to 
pay for, essentially a subsidy for a private business, 
    – Denial of the Sun Communities proposal would not take away or 
reduce underlying property rights.  The original underlying zoning 
approval would still allow development of this site, just not as a private 
resort/manufactured home community. 

For all of these reasons, and others, I request that the City DENY this 
proposed major amendment and retain the current approved land use 
for the property. See you tomorrow.  

 
 
 

Respectfully, 

Jeff Kluth 

 
 

101 Forest Lane 

 
 

Cle Elum, WA. 98922 
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Meagan Hayes

From: Grace Berard <graceberard@gmail.com>
Sent: Sunday, August 22, 2021 1:03 PM
To: Planning
Subject: 47 Degrees North Major Amendment

 
City of Cle Elum ‐ Mayor, City Council members, Planning Department, 
 
Re: 47 Degrees North Major Amendment proposal 
 
I am writing to provide the city with my very strong concerns about the Sun Communities 47° North proposal for the 
Bullfrog flats property. 
 
The proposed manufactured home / RV community: 
 
    ‐ is not in character with the City of Cle Elum or the upper valley (a fundamental requirement of the current zoning for 
the property), 
 
   ‐ would create a new and separate private tourist resort and not a natural extension of city neighborhoods as originally 
envisioned/required by city zoning and current approvals, 
 
    ‐ is in its entirety a private business not a neighborhood (no lots will be created or sold, all spots will be leased, and 
the project will be private), wholly owned by a large out‐of‐state publically traded corporation who's fiduciary duty is to 
its shareholders, 
 
    ‐ provides no significant benefits to upper valley residents and tax payers, but 
 
    ‐ will create serious and significant impacts on roads, police, fire, schools, emergency services, hospitals and other 
public services that can't (or won't) be fully mitigated by the developer, and therefore, 
 
    ‐ will create extensive traffic congestion and gridlock conditions and an overall reduction in levels of service of upper 
county services which will require public expenditures and increased upper county taxes to pay for, essentially a subsidy 
for a private business, 
 
    ‐ Denial of the Sun Communities proposal would not take away or reduce underlying property rights.  The original 
underlying zoning approval would still allow development of this site, just not as a private resort/manufactured home 
community. 
 
For all of these reasons, and others, I urge the City to DENY this proposed major amendment and retain the current 
approved land use for the property. 
 
Respectfully, 
 
Grace Berard 
111 5th St 
Roslyn, WA 
98941 
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Meagan Hayes

From: Judy Huggett <jhuggett@centurytel.net>
Sent: Sunday, August 22, 2021 12:42 PM
To: Planning
Cc: Jay McGowan; John Glondo; Ken Ratliff; Beth Williams; Mickey Holz; Steven Harper; Matthew Lundh; 

Ruston Weaver
Subject: Re: 47 Degrees North Major Amendment proposal

Dear City of Cle Elum – Mayor, City Council members, Planning Department and all other 
concerned parties: 

 
I am writing to provide the city with my very strong concerns about the Sun Communities 47° 
North proposal for the Bullfrog flats property.   

The proposed manufactured home / RV community: 

   – is not in character with the City of Ce Elum or the upper valley (a fundamental requirement 
of the current zoning for the property), 
   – would create a new and separate private tourist resort and not a natural extension of city 
neighborhoods as originally envisioned/required by city zoning and current approvals, 
    – is in its entirety a private business not a neighborhood (no lots will be created or sold, all 
spots will be leased, and the project will be private), wholly owned by a large out‐of‐state, 
publically traded corporation who’s fiduciary duty is to its shareholders, 
    – provides no significant benefits to upper valley residents and tax payers. 

However…it : 
    – will create serious and significant impacts on roads, police, fire, schools, emergency 
services, hospitals and other public services that can’t (or won’t) be fully mitigated by the 
developer, and therefore, 
    – will create extensive traffic congestion and gridlock conditions and an overall reduction in 
levels of service of upper county services which will require public expenditures and increased 
upper county taxes to pay for, and is essentially a subsidy for a private business. 

Here's a perspective on 47°North that is boring, not sexy, yet very important. 
 
One of the benefits of growth is economy of scale to share costs for infrastructure (water, 
sewer, roads, drainage). This is especially true in older cities where many infrastructure 
elements are older, pretty well along their life cycle and facing near term maintenance or 
replacement. In a typical situation, more customers means more sharing of costs, so say, if a 
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major water main breaks in one part of town, every customer in town shares the cost and 
more customers means less cost per customer. 
 
However, in the case of Sun Communities, based on the application materials they submitted, 
this would not be the case because they are proposing to set up private utilities seperate from 
the City. There are limited details available on their proposal, but as far as known now, Sun 
Communities will become a city bulk customer for water and sewer treatment, but will try to 
significantly limit its exposure for day to day costs and risks that the City's utilities generally 
face. In other words, on the "cost sharing" benefit of growth, not so much. 
 
Yes, they are proposing to pay connection charges, but as a bulk customer they are negotiating 
those as low as possible, almost certainly each unit in 47°North will pay less than another unit 
in the rest of the city, and yes they will share some cost in system maintenance, but the fact 
they are enumerating exactly what pumps they will share cost in tells you all you need to 
know. 
 
For surely, the devil is in the details and the final bulk utility contracts could be fair and strict, 
but shouldn't the city and public know that up front before the project is approved, not after? 
And what experience does the city have in negotiating these types of contracts? And what will 
be the City's responsibility if ownership changes or future system bankruptcy? Who will go 
head to head with a mega corporation over contract law. And Sun Communities will be the 
city's biggest single customer. 
 
Sun Communities is essentially proposing a city within a city, taking some, but not all, of the 
nuts and bolts responsibilities of what a city actually does. In this case "their city" being as 
large as "our city". A reasonable person would be skeptical that an international corporation is 
not trying to spin off expenses, cost and risks and keep benefits. This approach to land use will 
have many consequences, both intended and unintended. I hope the city is ready. 
 
By the way, none of the above would apply to the land use currently approved for Bullfrog 
Flats, the use Sun Communities wants to change. In the current approval, all lots and 
development would be part of the city and pay/participate just like any current city customer. 
 
Denial of the Sun Communities proposal would not take away or reduce underlying property 
rights.  The original underlying zoning approval would still allow development of this site, just 
not as a private resort/manufactured home community. 
 
For all of these reasons, and others, I implore the City to DENY this proposed major 
amendment and retain the current approved land use for the property. 

Respectfully, 
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Judy Huggett 
206.793.2516 
 
 



20

Meagan Hayes

From: Mrsbeldar <mrsbeldar@comcast.net>
Sent: Sunday, August 22, 2021 11:54 AM
To: Planning
Cc: Jay McGowan; John Glondo; Ken Ratliff; Beth Williams; Mickey Holz; Steven Harper; Matthew Lundh; 

Ruston Weaver
Subject: 47 degrees North Major Amendment Proposal 

Date:  Sunday, August 22, 2021 

To:   City of Cle Elum – Mayor, City Council members, Planning Department, 

Re: 47 Degrees North Major Amendment proposal 

I am writing to provide the city with my very strong concerns about the Sun 
Communities 47° North proposal for the Bullfrog flats property.   

I have owned a smaller vacation cabin on 10 acres in the Goat Peak Ranch 
Division for 28 years and retired here three years ago after building a smaller 
retirement home on the lot.   My property taxes increased significantly after we 
built our retirement home.  It was an expected increase.  I do not expect others to 
carry the tax burden of my property and my lifestyle needs and it’s not just for a 
corporation to expect the citizens of Upper County to experience increased taxes 
to subsidize their profit seeking venture.  I am very troubled by the potential for 
increased fire danger by having a transient resort population coming to this area 
for the primary purpose of recreation with a lesser regard for the wildlife and the 
residents of the area.   

The proposed manufactured home / RV community: 

    – is not in character with the City of Ce Elum or the upper valley (a 
fundamental requirement of the current zoning for the property), 
   – would create a new and separate private tourist resort and not a natural 
extension of city neighborhoods as originally envisioned/required by city zoning 
and current approvals, 
    – is in its entirety a private business not a neighborhood (no lots will be 
created or sold, all spots will be leased, and the project will be private), wholly 
owned by a large out-of-state publically traded corporation who’s fiduciary duty is 
to its shareholders, 
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    – provides no significant benefits to upper valley residents and tax payers, but 
    – will create serious and significant impacts on roads, police, fire, schools, 
emergency services, hospitals and other public services that can’t (or won’t) be 
fully mitigated by the developer, and therefore, 
    – will create extensive traffic congestion and gridlock conditions and an overall 
reduction in levels of service of upper county services which will require public 
expenditures and increased upper county taxes to pay for, essentially a subsidy 
for a private business, 
    – Denial of the Sun Communities proposal would not take away or reduce 
underlying property rights.  The original underlying zoning approval would still 
allow development of this site, just not as a private resort/manufactured home 
community. 

It’s time to stop enabling corporations to profit off of what’s remaining of our 
natural areas where our environment and quality of life degrades to foot the bill 
for their  profit seeking motives. 
 
 

For all of these reasons, and others, I implore the City to DENY this proposed 
major amendment and retain the current approved land use for the property. 

Respectfully, 

Beverly Kluth 

101 Forest Lane 

Cle Elum, WA. 98922 
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Meagan Hayes

From: Andrew Pierce <andrew.charles.pierce@gmail.com>
Sent: Sunday, August 22, 2021 9:08 AM
To: Planning
Cc: Jay McGowan; John Glondo; Ken Ratliff; Beth Williams; Mickey Holz; Steven Harper; Matthew Lundh; 

Ruston Weaver
Subject: 47 Degrees North Major Amendment

City of Cle Elum - Mayor, City Council members, Planning Department, 

Re: 47 Degrees North Major Amendment proposal 
 
I am writing to provide the city with my very strong concerns about the Sun Communities 47° North proposal 
for the Bullfrog flats property.  The proposed manufactured home / RV community: 
 
    - is not in character with the City of Ce Elum or the upper valley (a fundamental requirement of the current 
zoning for the property), 
 
   - would create a new and separate private tourist resort and not a natural extension of city neighborhoods as 
originally envisioned/required by city zoning and current approvals, 
 
    - is in its entirety a private business, not a neighborhood (no lots will be created or sold, all spots will be 
leased, and the project will be private), wholly owned by a large out-of-state publically traded corporation 
whose fiduciary duty is to its shareholders, 
 
    - provides no significant benefits to upper valley residents and taxpayers, but 
 
    - will create serious and significant impacts on roads, police, fire, schools, emergency services, hospitals, 
and other public services that can't (or won't) be fully mitigated by the developer, and therefore, 
 
    - will create extensive traffic congestion and gridlock conditions and an overall reduction in levels of service 
of upper county services which will require public expenditures and increased upper county taxes to pay for, 
essentially a subsidy for a private business, 
 
    - Denial of the Sun Communities proposal would not take away or reduce underlying property rights.  The 
original underlying zoning approval would still allow the development of this site, just not as a private 
resort/manufactured home community. 
 
For all of these reasons and others, I implore the City to DENY this proposed major amendment and retain the 
current approved land use for the property. 
 
Respectfully, 
Andrew Pierce 
113 S 2nd St, Roslyn, WA 98941 
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Meagan Hayes

From: Diane J. <januszd@gmail.com>
Sent: Sunday, August 22, 2021 7:08 AM
To: Planning
Cc: Jay McGowan; John Glondo; Ken Ratliff; Beth Williams; Mickey Holz; Steven Harper; Matthew Lundh; 

Ruston Weaver
Subject: 47 Degrees North

Dear Council Members: 

We are writing to express our concerns about the proposal by the Sun Communities 47 Degrees North. 

We do not have the infrastructure to support yet another destination community.  In addition to doubling the 
population, Sun Communities will not provide the mitigations needed for the impacts that they will create. 

This will not be a neighborhood, and will be owned by a large out‐of‐state publicly traded corporation.  Their 
fiduciary duty will be to shareholders and there will be no benefit to upper county residents and taxpayers. 

The impacts on roads, police, fire, schools, emergency services, hospitals, and other public services will be devastating to 
our communities and will destroy our way of life. We, as taxpayers, will be required to pay the price to subsidize a 
private business.   

We will double our population with visitors, not neighbors.  We will be further overrun by people looking for 
entertainment and a place to play without being responsible for their friends and neighbors. 

For all of these reasons, and others, I ask that the City DENY this proposed major amendment and retain the current 
approved land use for this property.  The current proposal allows growth that will create homes and neighbors, rather 
than a money‐making opportunity for shareholders. 

Respectfully, 

Diane Januszkiewicz 

304 West Utah Avenue 
Roslyn, WA 98941 
509‐649‐2205 

‐‐  
Diane 



26

Meagan Hayes

From: Siw Bay-Hansen <siwinsweden@hotmail.com>
Sent: Saturday, August 21, 2021 7:29 PM
To: Planning
Cc: Curtis Hawkins
Subject: 47 degrees north major amendment proposal 

City of Cle Elum – Mayor, City Council members, Planning Department, 

Re: 47 Degrees North Major Amendment proposal 

Hello: 

We are residents of Cle Elum and are very concerned about the 47 degrees north 
proposal. 

We are writing to provide the city with our very strong concerns about the Sun 
Communities 47° North proposal for the Bullfrog flats property.  The proposed 
manufactured home / RV community: 

 
    – is not in character with the City of Ce Elum or the upper valley (a fundamental 
requirement of the current zoning for the property), 
   – would create a new and separate private tourist resort and not a natural extension of 
city neighborhoods as originally envisioned/required by city zoning and current approvals, 
    – is in its entirety a private business not a neighborhood (no lots will be created or sold, 
all spots will be leased, and the project will be private), wholly owned by a large out-of-
state publically traded corporation who’s fiduciary duty is to its shareholders, 
    – provides no significant benefits to upper valley residents and tax payers, but 
    – will create serious and significant impacts on roads, police, fire, schools, emergency 
services, hospitals and other public services that can’t (or won’t) be fully mitigated by the 
developer, and therefore, 
    – will create extensive traffic congestion and gridlock conditions and an overall 
reduction in levels of service of upper county services which will require public 
expenditures and increased upper county taxes to pay for, essentially a subsidy for a 
private business, 
    – Denial of the Sun Communities proposal would not take away or reduce underlying 
property rights.  The original underlying zoning approval would still allow development of 
this site, just not as a private resort/manufactured home community. 
 
For all of these reasons, and others, we implore the City to DENY this proposed major 
amendment and retain the current approved land use for the property. 
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Respectfully,  
Siw and Curtis Hawkins 
1502 Marian Drive 
Cle Elum WA 98922 

Sent from my iPhone 



28

Meagan Hayes

From: Debbie Daly <debdaly5@gmail.com>
Sent: Saturday, August 21, 2021 5:26 PM
To: Planning
Cc: Jay McGowan; Beth Williams; Ken Ratliff; Mickey Holz; Steven Harper; Ruston Weaver; John Glondo
Subject: 47 degrees north

To: Cle Elum Planning Department 
Cle Elum Mayor and City Council Members 
119 W First St 
Cle Elum, WA 98922 
  
Re: 47 Degrees North Major Amendment proposal 
  
I am writing to provide the city with my very strong concerns about the Sun Communities 47° North proposal for the 
Bullfrog flats property. 
  
The proposed manufactured home / RV community: 
• is not in character with the City of Cle Elum or the upper valley (a fundamental requirement of the current zoning for 
the property), • would create a new and separate private tourist resort and not a natural extension of city 
neighborhoods as originally envisioned/required by city zoning and current approvals, • is in its entirety a private 
business not a neighborhood (no lots will be created or sold, all spots will be leased, and the project will be private), 
wholly owned by a large out‐of‐state publicly traded corporation whose fiduciary duty is to its shareholders, • provides 
no significant benefits to upper valley residents and tax payers, but • will create serious and significant impacts on roads, 
police, fire, schools, emergency services, hospitals and other public services that can't (or won't) be fully mitigated by 
the developer, and therefore, • will create extensive traffic congestion and gridlock conditions and an overall reduction 
in levels of service of upper county services which will require public expenditures and increased upper county taxes to 
pay for, essentially a subsidy for a private business, 
  
Denial of the Sun Communities proposal would not take away or reduce underlying property rights. The original 
underlying zoning approval would still allow development of this site, just not as a private resort/manufactured home 
community. 
I am ver worried with the traffic. I live in Ronald with only one way out. Bull frog is already crowded. I pray we don’t 
have a fire 
 
My fears are very real  please look up Sun Communities I other states. Read comments  this does not fit our 
communities Suncadia is building huge developments.  I now have heavy traffic in my backyard. We bought our home  in 
2011, where our backyard butted up to Suncadia conservatory, we were told no one would build there. In known to us 
in 2013 Suncadia was able to change the rules and will now develop evergreen valley. 
Will this happen with Sun communities?   
  
For all of these reasons, and others, I respectfully urge the City to DENY this proposed major amendment and retain the 
current approved land use for the property. 
 
 
  
  
___________________________Deborah Daly_______________Name 
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_470 Tamarack Dr_________________________________________Street address 
  
____________________________Ronald_______________City 
 
Sent from my iPhone 
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Meagan Hayes

From: Katie Huss <kbhuss5034@gmail.com>
Sent: Saturday, August 21, 2021 5:13 PM
To: Planning
Subject: 47 Degrees North Major Amendment Proposal

I am writing to express my serious concern about Sun RV Communities 47 North proposal for the Bullfrog Flats property. 
 
My husband is a lifetime resident of Kittitas County and we have lived full‐time in the Upper County since 2018.  We 
have owned our property in the Upper County since 1986. 
 
The proposal being brought forth by Sun RV Communities is not in keeping with the feel and character of Cle Elum or the 
Upper Valley. 
 
Sun RV Communities would create a new and separate private tourist resort, not a community that would be a natural 
extension of city neighborhoods as originally envisioned / required by city zoning and the current approvals. 
 
The proposal is in its entirety a private business, not a neighborhood. No lots will be created or sold; all spots (either RV 
or cottage) will be leased and the project will be private; wholly owned by a large out‐of‐state corporation that has a 
fiduciary responsibility to their shareholders and no responsibility to our community. 
 
Sun RV Communities proposal provides no significant benefits to the Upper Valley residents and taxpayers, however it 
will create significant impact on roads, police, fire, schools, emergency services, hospitals and other public services that 
can't or won't be fully mitigated by the developer. 
 
The proposal as outlined does nothing to resolve issues facing many in the Upper Valley. It doesn't provide affordable 
housing, it doesn't add public space accessible by residents of our community, and it doesn't provide ANY upgrades to 
services or infrastructure. 
 
The proposal, as outlined, will create extensive traffic congestion and gridlock conditions. It will create an overall 
reduction in services to existing residents of the Upper Valley and an increase in our taxes to pay for the additional 
services required to subsidize a private business. 
 
We have stayed at the Sun RV Resort in North Myrtle Beach South Carolina. My sister and her husband own a cottage 
there. They DO NOT own the land that their cottage is on, they can't make any design changes to the cottage, they can't 
do any landscaping to the property, they can't fence their lot and they can only sell their cottage to someone that has 
been approved by Sun RV Communities.  The North Myrtle Beach resort is located approximately 10 miles from Myrtle 
Beach SC, it is down a two‐lane country road in a farming community. Sun RV Communities has done absolutely 
NOTHING to improve the infrastructure surrounding their resort. The roads are horrible, there is only one very small 
grocery store, the traffic on the weekends is so congested and backed up that the local residents avoid it as much as 
possible. 
 
Denial of the Sun RV Communities proposal would not take away or reduce underlying property rights. The original 
underlying zoning approval would still allow development of this site, just not as a private resort / manufactured home 
community. 
 
For all the reasons stated above and many others I urge the City to DENY this proposed major amendment and retain 
the current approved land use for the property. 
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Kindest Regards, 
Laura Braile‐Huss 
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Meagan Hayes

From: Guy Drew <crowcreekflyfishing@gmail.com>
Sent: Saturday, August 21, 2021 2:52 PM
To: Planning
Subject: 47 degree

To whom it may concern 
We have so much traffic and congestion in Roslyn now. We have definitely been discovered and are no longer the quaint 
sleepy little town that we once were. Businesses are thriving, which at one point was not the case. Tourism has become 
a sustainable source of income and sometimes is overwhelming. No longer do we have to try to draw people to the area. 
All of our businesses are directed towards making the tourist dollars, with the exception of the Roslyn Grocery, which 
Amanda thankfully keeps stocked for the locals. Safeway is having trouble keeping food on the shelves and as we all 
know a nightmare to navigate. All this being said, my question to you, the council members, is why do we need more?  
Why do we have to become Issaquah East?  Why do we need to absolutely ruin what little bit of “small town ness” that 
we have left?  When is enough enough?  Why can we not determine that we are doing very well with the tourism and 
growth that we have and say “This is good”?  We have to rely on your decision in a way that will very much affect all of 
our lives. We are hoping that greed or the idea that more is better will not cloud the vision of why those of us that have 
lived here for many many years live here.  
Sincerely  
Guy and Marlene Drew 

Sent from my iPhone 
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Meagan Hayes

From: Glen Mangiantini <glen@mangiantini.com>
Sent: Saturday, August 21, 2021 2:20 PM
To: Planning; Jay McGowan; John Glondo; Ken Ratliff; Beth Williams; Mickey Holz; Steven Harper; 

Matthew Lundh; Ruston Weaver
Subject: Proposed 47 Degrees North Major Amendment

To the Cle Elum Mayor, City Council members, Planning Department, 
 
My wife and I are Roslyn residents (part time but planning on retiring here) and we are writing to voice strong concerns 
with this proposed major amendment for the Bullfrog Flats property.  We am sure all of these concerns have been 
voiced by others but will voice them as well. 
 
The nature of the proposed community is not in keeping with the character of the upper Kittitas County area, as 
required by the current zoning requirements for this property: a large number of RV spaces will bring a great deal of 
revenue to the non‐local property owner but likely little revenue into the community.  Furthermore, the designation of 
land as RV space will greatly diminish and limit the property tax valuations, and, therefore, revenue brought to Kittitas 
County and the City of Cle Elum. 
The manufactured homes, with property ownership again retained by an out of state business, will also both reduce 
property valuation and, again tax revenues to the county and city. 
It is highly doubtful any B&O taxes levied against the property owner will make up for this deficit. 
 
Traffic impacts will be significant, yet the proposal makes no allowance for mitigation, let alone sufficient mitigation.  
The same can be said for the other infrastructure impacts, police, fire, schools, and utilties, all of which would be 
significantly taxed, with local residents left to either suffer from reduced service or tax increases to pay for the extra 
services. 
 
Unlike the Suncadia development, where resort amenities and events are open to the general public so the community 
can benefit, the proposed major amendment makes no such promises, leading to a gated community that takes from 
the community but does not give anything in return. 
 
Based on the current plan and it's shortcomings, we do not see how the concerns can be mitigated by any amount of 
effort and monies that the property owner would want to expend so we urge that the major amendment be denied, and 
the current zoning and development plan in place be retained. 
 
Best Regards, 
 
Glen and Alison Mangiantini 
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Meagan Hayes

From: gretchen Pitts <pittsgretchen@yahoo.com>
Sent: Saturday, August 21, 2021 12:35 PM
To: Planning
Subject: 47 Degrees North

I am writing to provide the city with my very strong concerns about the 47 Degrees North proposal for the Bull Frog  flats 
property.  I have been a resident of this community for the past 5 years.  The community feeling has been a refreshing 
change from the traffic and congestion of the West side.  I don’t believe the infrastructure can support this project nor 
do I feel the impact of this development will enhance this community.  I support  affordable housing but a large R V park 
does not provide  a tax base to pay for the roads,emergency services,police,fire, which will ensue due too much building. 
Bullfrog road already experiences congestion .  I ask the city to DENY THIS PROPOSED ADMENDMENT and RETAIN THE 
CURRENT APPROVED LAND USE OF THIS PROPERTY.  
Sincerely, 
Earl and Gretchen Pitts 

Sent from my iPad 
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Meagan Hayes

From: Hal Venables <venableshe@inlandnet.com>
Sent: Saturday, August 21, 2021 12:00 PM
To: Lucy Temple
Cc: mommomvenables@gmail.com; Cheryl and Jim Miller; jt_miller@msn.com
Subject: 47 degrees North

My wife Carol and I strongly oppose the development of anything that DO NOT pay for expansion of services to include a 
minimum of coverage for Schools, Roads and Utilities. A large part of the current community are on fixed incomes (as we 
are) and need to minimize the increase of taxes and reduced fire and police presence.  
Trailers are not wanted in the area as most deteriorate much quicker than a house and bring down housing values. We 
already see visitors overload our business’ and cause problems for the local residents. Fires are becoming the norm 
along our roadways when either visitors or those passing through don’t give a damn about how they tow their vehicles. 
I live on the 100 block of east third street and have been trying (along with others) to get the police to slow down the 
traffic on 2nd as it has become a zoo especially on weekends. I will assume the police have better things to do with their 
time as it still continues and I would bet that it will get worse with more people. 
KEEP THE RV’S AND TRAILERS OUT OF OUR COMMUNITY 

Hal Venables 
1‐206‐321‐2183 
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Meagan Hayes

From: Laurel Bell <laurelbell83@gmail.com>
Sent: Saturday, August 21, 2021 11:35 AM
To: Planning
Cc: Jay McGowan; John Glondo; Ken Ratliff; Beth Williams; Mickey Holz; Steven Harper; Matthew Lundh; 

Ruston Weaver
Subject: 47 Degrees North Major Amendment

Mr. Mayor, Council Members and Planning Department, 

After reading all the public documents available surrounding the proposed amendment from Sun Communities, for the 
Bullfrog Flats property, I feel compelled to voice my disdain.  As I’m sure you’ve received a large number of letters 
outlining the concerns around traffic, infrastructure, etc. I won’t waste your time reiterating them.  Suffice it to say, I 
echo what you’ve heard from the Sheriff, Roslyn Mayor and County Council members. 

So, here is my personal appeal…my husband and I moved to Suncadia 3 years ago after falling in love with the area.  As 
full‐time residents in a mostly transient short‐term rental community it’s disheartening to see the level of disregard be 
the folks that pop in for the weekend.  We avoid going into town on the weekends as its overrun with visitors that are 
frankly, rude.  When we do interact with the residents of the city I feel ashamed to tell them that we live in Suncadia as 
this resort has made an indelible impact on this lovely little community. I’m sure it wasn’t welcomed then, just as 47 
degrees north isn’t welcomed now. 

I feel a sense of responsibility to help the residents of the whole area, stand up and be heard.  Growth is inevitable but 
please do what is right for the people that make this area their home.  Putting more transient people into this area 
doesn’t bring value, it brings noise, garbage, crime and traffic.  People that live here do so because of the small town 
feel, the close‐knit community and the enjoyment of the beautiful area.  Bringing in an out‐of‐state private company to 
knock down trees and pave 627 RV slots is reckless.  As stewards of this City you must do the right thing and deny the 
proposed major amendment. 

Thank you for your time and consideration. 

Laurel Bell 
400 Tipple Hill Loop 
Cle Elum, WA 98922 

Sent from Mail for Windows 
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Meagan Hayes

From: KATHY STANCIK <KATIEROSE4356@msn.com>
Sent: Saturday, August 21, 2021 11:10 AM
To: Planning
Subject: 47 Degrees North
Attachments: 47 Degrees North.docx

I am very strongly against the proposed major amendment to 47 Degrees North for the following 
reasons (and more): 

There will be hundreds of people in the RV section with no connection to the community and will pay 
no taxes. People in the modular home section will not own their land and will not directly pay property 
taxes, leaving this development prone to “produce a rootless and problematic population center.” 
(Clay Myers, County Sheriff) I am very concerned about an increase in crime (even the Sheriff 
agrees.) I’m concerned about the demands on police, fire, and EMS.  It will fall on Cle Elum taxpayers 
to pay for much of it. We could use more police officers right now and don’t have the money to pay for 
them. They are spread way too thin. How will this be improved with this new development? It will only 
be made worse. Much worse. 

Modular homes on land owned by a single property owner will not bring in nearly the tax revenue that 
stick-built houses on a person’s own land will. A lot of us have stayed in Cle Elum through good times 
and bad, and now we will be taxed to subsidize a private business to the point where we may have to 
leave. And yes, we WILL have to pick up much of the cost of roads/traffic improvements and city 
services.  

Will the road from Cle Elum to Roslyn be gridlocked on weekends? What will Bullfrog Road look like 
at busy traffic times? (Which is pretty much all the time around here lately.) The County 
Commissioners say the county will have to pay for necessary road improvements that the developer 
should pay for, but will not. The Sheriff’s Office says there will be a lot of additional demands on them, 
both within the development, on the roads, and in the schools. This costs money. So the county part 
of our property taxes will go up, too. 

What happens when the water and sewage treatment plants don’t have enough capacity for a 
population doubled in size? (Tripled, with City Heights.) You’ll build bigger ones, and my utility bills 
will go up, again making it too expensive for us to live here. 

The outdoors I grew up with around here is already gone. Every year more of it is trashed by people 
who don’t have a history here, who don’t have roots here, who don’t care about the land. Some of it 
feels unsafe, something I would never have imagined. This proposal would double the population of 
Cle Elum with people who “lack attachment and commitment” to this land. (Clay Myers, County 
Sheriff) 

I strongly urge you to deny the proposed major amendment and keep the current approved land use 
for this property. 

Joe Stancik 
209 W 6th 
Cle Elum WA 98922 
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katierose4356@msnl.com   
509-674-4356 
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Meagan Hayes

From: KATHY STANCIK <KATIEROSE4356@msn.com>
Sent: Saturday, August 21, 2021 11:06 AM
To: Planning
Cc: Jay McGowan; John Glondo; Ken Ratliff; Beth Williams; Mickey Holz; Steven Harper; Matthew Lundh; 

Ruston Weaver
Subject: 47 Degrees North
Attachments: 47 Degrees North.pdf

I am writing to express my strong opposition to the 47 Degrees North project. This is not in the best interests of our city, 
and certainly not in the best interests of current city residents and taxpayers.  

These are just a few of my concerns: 

1) The demands on infrastructure for which inadequate mitigation is provided for. This includes, but is not limited to: fire,
police, EMS, water, sewer, traffic and roads. Many more personnel will need to be added to the payroll. The current
structure of this development will not provide adequate tax revenue to fund these positions and it will fall upon existing
taxpayers.

2) Taxation. This development as proposed will not generate adequate tax revenue to offset the additional costs on the
city, thereby placing an undue burden on existing city property owners. We should not be subsidizing a for-profit business
in any way.

3) The “city within a city” as provided for in the proposal, leads to use of city resources (water and sewage treatment)
when it is beneficial to them, but a lack of cost-sharing for city-wide maintenance and upgrades.  This “city within a city,”
with one property owner owning half the city, would give them undue influence and power in city decision-making, to the
detriment of current residents. And this single, non-local owner has no loyalty whatsoever to our community.

4) Traffic considerations are immense and there is no adequate mitigation for the impact. I am particularly concerned
about gridlock on our roads, and that evacuation routes would be jammed up quickly for the residents of Roslyn and
Ronald and beyond. In these days of mega-fires, we owe it to our neighbors to take their needs into consideration.

5) Nowhere have I seen any sort of study that shows the COMBINED effects of City Heights and 47 Degrees North on
infrastructure, taxation, etc. Together they will triple the current population of the city. I am concerned for those of us who
have lived here for decades, or all our lives, that increased taxes brought about by these developments (and the lack of
developer mitigation of their effects) will force us out of our homes. The lack of mitigation for both developments
guarantees that any meagre reduction in millage for certain levies will be more than offset by the huge costs ahead of us.

6) The development as it stands brings little benefit to the upper county and a whole lot of problems, e.g. construction jobs
will be limited due to the use of modular homes instead of stick-built homes. Supporters of this project have not shown
any benefit to this community that outweighs the tremendous costs.

7) The concerns expressed by the City of Roslyn, the Kittitas County Sheriff, and the Kittitas County Board of
Commissioners, unprecedented in my memory, should be heeded.

I’m not sure there has ever been a decision by the Cle Elum City Council that will have a larger and more lasting impact 
on the future of the Upper County than this one. Growth may be inevitable, but it needs to be done right. Giving this much 
power to an entity outside our community would be a mistake that would haunt us for decades to come. I strongly urge 
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you to DENY this proposed major amendment and retain the current approved land use for the property, i.e. zoned as an 
expansion of Cle Elum’s residential neighborhood.  

Kathy Stancik 
209 W 6th   
Cle Elum WA 98922 
katierose4356@msn.com 
509-674-4356
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Meagan Hayes

From: Richard Valore <rhvalore@msn.com>
Sent: Saturday, August 21, 2021 9:56 AM
To: Planning
Cc: Jay McGowan; John Glondo; kratliff@cleeum.gov; Beth Williams; Mickey Holz; Steven Harper; 

Matthew Lundh; Ruston Weaver
Subject: 47 North RV Resort comments

I have expressed my concerns about the 47 North proposal from the beginning.  This is the last chance to 

repeat them as they were not adequately or were vague in the EIS.  I will keep it short and hopefully you will 

take them seriously.  They may not be new as they probably have already been expressed to each of you 

already.   

I am strongly opposed to the 47 North Development off Bullfrog Road proposed by Sun Communities.  Here 

are my issues:  

 The roads thru the county, and specifically the Cle Elum/Roslyn/Ronald valley will require significant 
modification to accommodate or mitigate the impact driven by the growth of the number and size of 
vehicles that will be passing thru the area.  We all are aware of the traffic problems that begin on 
Thursday evening continuing thru Sunday night.  The 47 North Development will only make it 
worse.  The traffic thru downtown Cle Elum and Roslyn and SR‐903 will be significant.  There will 
obviously need to be revisions made to entrance/exit ramps on I‐90.  I believe there would be absolute 
chaos if a fire broke out that requires a level 3 evacuation.  I do not see any direct financial 
commitment by Sun Communities to address this issue leaving the burden on the taxpayers.  

 With the current population growth already being experienced, and the added permanent and 
“migratory” population of 47 North will put medical, hospital, fire, and police/sheriff resources to what 
I believe will be a breaking point.   I was unable to find any commitment by Sun Communities to 
address the staffing, facilities, and equipment necessary to support the expected growth.  

 Education services were not adequately addressed.  This is difficult to assess as to the mix between 
permanent (manufactured home residents) and migratory (RV) population increase.  This will most 
likely cause disruptions to the current educational facilities and staffing.  

 The developer did not, nor should it have to, address the need for significant expansion of retail 
services as New Suncadia has retained ownership of the proposed retail property.  A Suncadia 
developer representative stated in a Suncadia Annual Meeting that he expected only 10% capacity of 
RV spots during the “off‐season”.  I suspect it will be difficult to find any retailers willing to invest the 
significant funds necessary in grocery, gasoline, restaurant, and other service facilities due to the 
migratory nature of the RV population.  Current property owners in Suncadia are still awaiting the 
“Villages” retail shops promised years ago.  There should be no expectation that this will change any 
investment in these types of facilities.  

 Last, but not least, is the change to the small‐town climate of the Cle Elum valley.  Yes, Suncadia, 
Tumble Creek, Woods & Steel and Ederra have brought change, but for the most part the resident 
population has blended well into the community (that’s my opinion).  The 47 North Development will 
change that feeling.  It might be worth contacting the city government of Granby Colorado to see how 
the Sun Communities Run RV Resort changed their small‐town environment.  I think you will find the 
town has lost its “Jewel of the Rockies” distinction.  
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 I remained confused as to why the original plan for the Bullfrog flats property has not been
implemented. I guess New Suncadia is implementing their exit strategy from Kittitas County. It
appeared to be a well thought out initiative. It provided low‐income housing (sticks & not upscale
mobile homes) where property would be owned not leased.  Where owners could invest in the
community and owners’ future.  It retained the vibe of the valley without dropping a load on everyone
else.

 It is apparent the New Suncadia is executing its exit strategy to leave central Kittitas County.  Do not let Sun 

Communities create an expensive mess.  I am sure you are aware their strategy will be to offer a reduction in 

the number of sites as a compromise which would be a “save face” for the Counsel.  Don’t let it happen, 

please! 

Regards, 

Richard Valore 
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Meagan Hayes

From: Fred Benson <84y@bellsouth.net>
Sent: Saturday, August 21, 2021 8:50 AM
To: Planning
Subject: 47 Degrees North

Planning Commission of Cle Elum: 

We are concerned that the current 47 Degrees North development plan on Bullfrog Road is bad for our community. 
Manufactured housing and Rv sites will not add value to our beautiful community. There is insufficient infrastructure to 
handle the transient nature of such a devellopement. 

Please consider these comments and concerns as you review tis proposal. 

Fred and Lisa Benson 
2631 Summit View Road 
Cle Elum 
678‐571‐0496 
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Meagan Hayes

From: James Burch <jimburch1969@hotmail.com>
Sent: Saturday, August 21, 2021 8:12 AM
To: Planning
Subject: 47 Degrees North

Let me just start by saying I'm against the development of Bullfrog flats. Once a nice Ruel area will come Urban 
sprawl. Very thing once loved by longtime residents will no longer be the same ever again. What ever happen 
to just single‐family homes why do we have to turn Upper County into a supper resort destination over and 
above what Suncadia has already done to the area. The people that will come will really not care about the 
area but just take and never give back to the community. And on top of that Cle Ridge development that's 
another plan out of control as well another 900 plus or maybe they will come back and ask to double it just 
like what is happening now with 47 Degrees North. This is just insane if anything go back to the original 
development plan listen to our county commissioners and Sheriff's department.  
 
Jim Burch  
 
Third generation Ronald resident   



47

Meagan Hayes

From: Freida Ellison <freidamarie@msn.com>
Sent: Friday, August 20, 2021 4:41 PM
To: Planning
Subject: 47 Degree North Project

City Commissioners, 

Please listen to your community and do not approve this development. 

I don't believe even the original plan for 1,334 acres should have been approved.  Our community looks a lot different 
now than it did 20 years ago, and we have all seen the impact of heavy growth, even without the development of those 
acres.   

The project modification being presented for your approval is, essentially, packing in as many living arrangements as the 
original plan, but in about 500 less acres. 

The City, fire department, health District and school district will not receive the tax revenue they would otherwise get in 
the original approved plan because the rate they will pay as a lease holder is less than an individual single family home 
on property the homeowner owns. 

From what I can tell, Sun Communities is relying on Suncadia to build a 75 acre business park.  That should not even be a 
consideration in this process since there is no requirement, or time line, and no written legally defensible commitment 
for them to do so. 

Have you done your grocery shopping in town recently?  I prefer to shop locally, but at this point can only reasonably do 
it on early Wednesday mornings.   The tourists start their shopping for their local adventures on Thursday so the 
checkout lines begin to get lengthy, and the inventory starts disappearing, and finding a parking spot can be difficult.  By 
Friday, multiply those issues by 10.  By Saturday the checkout lines, even for the self checkout are 10 to 20 customers 
long and the chances of them having what you need are about 50/50, IF you can get a parking spot.   Forget shopping on 
Sundays....there is nothing left.  Monday and Tuesday are restocking days so you can get a parking spot but what you 
can buy is limited to how fast the stock people can get it on the shelves.  That leaves Wednesdays for the locals, and you 
better get there early if you want fresh meats, fruits and vegetables.   

Let's talk about roads.   If the population doubles, which is a very reasonable assumption given the proposed plan, what 
are the consequences?  The proposal does mention infrastructure improvements, but what are the specifics of 
them?  Will they be sufficient over the long term?   The weekend traffic on Hwy 903 has gradually increased to the point 
that trying to turn onto 903 from any side road is a dangerous undertaking.  

Will fire and emergency teams be able to respond timely?  We are experiencing critical shortages of manpower now 
with Covid and unprecedented heat waves and fires.  Will the increased taxes this project will generate cover the costs 
of meeting the needs of a community twice the size? 

Then there are the schools.  As the previous Business Manager for the Cle Elum‐Roslyn School District who spent the 12 
prior years working for the Snoqualmie School District as their Accounting Supervisor during their explosive growth 
when The Ridge project was in build phase, I have experienced what happens when a community doubles in size in a 
short period of time.   Cascade Elementary School took 3 years to build and by the time it opened the District had to 
purchase portables for the site.  At that time a portable classroom cost about $375,000.  By the time you did site prep 
and utility hook up as well as equipment and furniture the cost per portable was close to $500,000.   That was 12 or so 
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years ago.  I expect inflation has pushed costs now to around $700,000 or more.  Snoqualmie had a capital project 
improvement plan that required developer impact fees but they did not even begin to cover the costs associated with 
the growth. 
 
There are so many more detrimental community impacts if the application is approved my letter would become a tome, 
so I just hope that what I have mentioned so far will be part of your consideration when making your decision. 
 
I get that growth is inevitable, but this project is putting the horse before the cart.  Growth should be managed for the 
long term and planned for responsibly. 
 
Thank you for your consideration. 
 
Freida Ellison 
702 S A Street 
Roslyn, WA  98941 
(425‐829‐5340) 
freidamarie@msn.com 
 
 
 
 
Sent from my Verizon, Samsung Galaxy smartphone 
Get Outlook for Android 
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Meagan Hayes

From: Mischi Carter <mischi.carter@gmail.com>
Sent: Friday, August 20, 2021 3:33 PM
To: Planning
Cc: Jay McGowan; John Glondo; Ken Ratliff; Beth Williams; Mickey Holz; Steven Harper; Matthew Lundh; 

Ruston Weaver
Subject: Re: 47 Degrees North Major Amendment proposal

To: City of Cle Elum – Mayor, City Council members, Planning Department, 
 

I am writing to provide the city with my strong concerns about the Sun Communities 47° North proposal for the 
Bullfrog flats property.   

 It is not in character with the City of Cle Elum or the upper valley (a fundamental requirement of the 
current zoning for the property). 

 It would create a new and separate private tourist resort and not a natural extension of city 
neighborhoods as originally envisioned/required by city zoning and current approvals. 

 It is in its entirety a private business not a neighborhood (no lots will be created or sold, all spots will be 
leased, and the project will be private), wholly owned by a large out-of-state publicly traded corporation 
who’s fiduciary duty is to its shareholders. 

 It provides no significant benefits to upper valley residents and tax payers, but it will create serious and 
significant impacts on roads, police, fire, schools, emergency services, hospitals and other public 
services that can’t (or won’t) be fully mitigated by the developer. 

 It will create extensive traffic congestion and gridlock conditions and an overall reduction in levels of 
service of upper county services which will require public expenditures and increased upper county 
taxes to pay for, essentially a subsidy for a private business, 

 Denial of the Sun Communities proposal would not take away or reduce underlying property 
rights.  The original underlying zoning approval would still allow development of this site, just not as a 
private resort/manufactured home community. 

These are serious major impacts that will cost many tens of millions of dollars to correct, if they can even be 
fully corrected at all. How is the developer proposing to address these serious issues? The developer is not 
proposing to actually take responsibility to build or expand any road or intersections outside of its own Bullfrog 
Flats site. But rather is proposing to pay a “% share fee” to the city as mitigation. The problem is the "fee" 
proposed is only a small percentage of the actual cost of what's needed to expand all the congested roads. 
And the developer has proposed to pay little, or in some cases even no, "fee" for other needed public facility 
expansions and/or budget shortfalls for schools, emergency and hospital services, transfer station, etc. to 
accommodate the doubling of population. 

As part of the EIS Cle Elum commissioned fiscal studies on how the project would impact city and upper 
county public service budgets and how that would compare with the fiscal effects of current approved land use. 
The studies show that over time the taxes collected from the Sun Communities project will be far less than 
what would have been collected from the currently approved traditional neighborhood, and collected tax 
revenue would not nearly be enough to offset either the City’s increased cost for services (Police, Fire, Parks, 
Public Works) or the increased costs for schools, emergency services and other upper county public services. 
The studies are basically silent on where the rest of the funding will come from, or who exactly will be 
responsible to actually build or expand public service facilities, but without the developer stepping up we all 
know the burden will fall on taxpayers. If this project is approved as proposed, it’s quite clear the choice facing 
the upper county will be to suffer congested roadways, overcrowded schools, reduced police and emergency 
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services, etc., OR, increase taxes to pay for what’s needed. Without a doubt, if approved by the city as 
currently proposed the residents of the county will be subsidizing this project and taxes will go up. 

Instead of a residential community of individually owned homes with roots and financial stakes in the City of 
Cle Elum and the upper county, the Sun Communities project is, and will continue to be, a large private 
business owned by a publically traded company headquartered in Michigan. Sun Communities will retain 
ownership and control of all of the underlying land and all decision making on how to operate and manage the 
community will ultimately be subject to the approval of company headquarters. And, as currently proposed, we 
the public will be subsidizing this private resort business. 

Even though 47 Degrees North would be a small part of Sun Communities total holdings, it would constitute 
the largest manufactured home community and RV resort in Central Washington. It’s likely it would be the 
largest of its kind outside the southwest, California, Texas and Florida. A reasonable person could see this 
proposal for what it is, a very large experiment in a new type (for us) of wholly owned corporate resort 
community that no one in Kittitas County, or Central Washington, has experience with. The success, or failure, 
of this community, and whether it becomes a positive part of the community or a negative forever, will in large 
part be up to a huge publically traded corporate entity, or a future owner if they decide to sell, or the venture 
fails to meet their business objectives at some point. There is no guarantee that the developer the city is 
dealing with now will be the entity the city will deal with 10 years from now. A reasonable person should be 
skeptical that a publically traded corporate entity will place the needs and well-being of our community at the 
top of its list of business goals. 

I urge Cle Elum to deny this proposal and retain the current land use on the property. 
 
Respectfully, 

Mischi Carter 
Cle Elum, WA 
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Meagan Hayes

From: Michelle Crone <CraftyShelly@live.com>
Sent: Friday, August 20, 2021 3:22 PM
To: Planning
Cc: Jay McGowan; John Glondo; Ken Ratliff; Beth Williams; mholtz@cleelum.gov; Steven Harper; Matthew

Lundh; Ruston Weaver
Subject: 47 Degrees North

Good Afternoon, 

We are writing to you in opposition to the 47 Degrees North Development. 

As it stands right now, We find the developers amended plans to be of great concern. Of the utmost concern is the fact 
that their development will double our population while putting nearly nothing into the infrastructure both at the 
development phase and after. 

As residents of the Upper County for 23 years, We have seen our traffic and wildfire activity increase substantially. We 
find it horrifying that should there be a natural disaster we will be unable to evacuate in a timely manner due to a huge 
increase in population without an increase in roads providing egress routes. Bullfrog Road, SR903, and First Street in Cle 
Elum are simply unable to handle the weekend traffic we currently have, much less a doubled population. We sat in the 
traffic on First Street in Cle Elum last weekend while I‐90 was shut down eastbound due to the fires near Thorp, and it 
took us nearly an hour to get from Pennsylvania Ave to Hwy 10.  That was only with diverted weekend traffic. It scares 
us to think of trying to evacuate during a true emergency. 

We have read the letters from the Mayor of Roslyn, the Kittitas County Sheriff and our County Commissioners and agree 
with their assessments wholeheartedly.  

While growth is inevitable, it should be managed responsibly, with each new citizen and new home contributing to the 
tax base in order to provide the level of infrastructure and services needed to keep the community as a whole safe. This 
development as proposed will provide an incredibly limited tax base, no ownership of the land the homes sit on, a 
transitory population thru the RV portion who will have no stake in the community, increased crime, and negative 
impacts on our natural resources, among many other negative impacts. 

Lastly, We are truly concerned about Sun Community as a whole, and the problems that have arisen in developments 
already run by them. A simple Google search shows that allowing this company which has absolutely no stake in our 
community, to move forward with this project as amended by them will bring nothing but trouble to both our 
community and those that “purchase homes” within it. 

For all these reasons and many others, We urge you to DENY the proposed major amendment to the 47 North Project. 

Yours Truly, 
Richard and Michelle Crone 
Roslyn 
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Dan Carlson, AICP 
Community Development Services Director 
Kittitas County  
411 N Ruby ST, Suite 2 
Ellensburg WA 98926 
(509) 933‐8244 
dan.carlson@co.kittitas.wa.us  
 
 

 
The information transmitted by this email is intended only for the person or entity to which it is addressed. This email may contain confidential and/or privileged 
material. If you are not the intended recipient of this message, be aware that any use, review, retransmission, distribution, or reproduction is strictly prohibited. If 
you received this in error, please contact the sender immediately and delete the material from all devices.  
message id: 38eb45916c6dcbdac24bb8719d004a14  
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Meagan Hayes

From: Christine Johnson <ridgecrest6@gmail.com>
Sent: Friday, August 20, 2021 2:55 PM
To: Planning
Subject: 47 Degrees North

This is the wrong kind of development for Cle Elum‐ it is inviting part time people who do not share the value of the 
area, will increase traffic and over use our recreational resources. 
Christine Johnson 

Sent from my iPhone 
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Meagan Hayes

From: Jay McGowan
Sent: Tuesday, September 7, 2021 8:15 AM
To: Planning; Meagan Hayes; Greg Dohrn
Subject: FW: 47 Degrees North Major Amendment proposal

 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Lisa Inaba <lisaninaba@gmail.com>  
Sent: Monday, September 6, 2021 8:32 AM 
To: Jay McGowan <jmcgowan@cleelum.gov> 
Subject: Re: 47 Degrees North Major Amendment proposal 
 
I am writing to provide the city with my very strong concerns about the Sun Communities 47° North proposal for the 
Bullfrog flats property.  The proposed manufactured home / RV community:       – is not in character with the City of Ce 
Elum or the upper valley (a fundamental requirement of the current zoning for the property),    – would create a new 
and separate private tourist resort and not a natural extension of city neighborhoods as originally envisioned/required 
by city zoning and current approvals,     – is in its entirety a private business not a neighborhood (no lots will be created 
or sold, all spots will be leased, and the project will be private), wholly owned by a large out‐of‐state publically traded 
corporation who’s fiduciary duty is to its shareholders,     – provides no significant benefits to upper valley residents and 
tax payers, but     – will create serious and significant impacts on roads, police, fire, schools, emergency services, 
hospitals and other public services that can’t (or won’t) be fully mitigated by the developer, and therefore,     – will 
create extensive traffic congestion and gridlock conditions and an overall reduction in levels of service of upper county 
services which will require public expenditures and increased upper county taxes to pay for, essentially a subsidy for a 
private business,     – Denial of the Sun Communities proposal would not take away or reduce underlying property rights. 
The original underlying zoning approval would still allow development of this site, just not as a private 
resort/manufactured home community.  For all of these reasons, and others, I implore the City to DENY this proposed 
major amendment and retain the current approved land use for the property.   
 
Respectfully,   
Lisa Inaba   
210 Big Rock Lane Cle Elum 98922   
 
Sent from my iPhone 
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Meagan Hayes

From: Planning
Sent: Wednesday, September 8, 2021 2:26 PM
To: Meagan Hayes; Kathi Swanson; Jay McGowan; John Glondo; Ken Ratliff; Beth Williams; Mickey Holz; 

Steven Harper; Matthew Lundh; Ruston Weaver
Subject: FW: Major Modification Application and Horse Park Trails Protection

 
 

From: Jack Jenson <Jenson_Jack@msn.com>  
Sent: Wednesday, September 8, 2021 2:19 PM 
To: Planning <planning@cleelum.gov> 
Cc: Sharon Jenson <drsharonj@hotmail.com> 
Subject: Major Modification Application and Horse Park Trails Protection 
 
Dear Cle Elum leadership, I am writing to you about two issues of great concern to me as a resident of Cle Elum for many 
years. The first is about the 47 N. development. I understand that a large number of addendum‘s have been added to 
the originally approved plan of many years ago. These are so extensive that I believe it requires a new look at the overall 
effect of such a huge development on the area. I am concerned that the infrastructure of our small town will be 
overwhelmed by so many dwellings and such a large increase in population. For success I believe that the proper 
infrastructure needs to be put in place as part of the project. I am speaking of sewer, garbage, water, utilities and roads. 
There are also issues of services such as city administration, police and schools. I believe a thorough re‐evaluation 
including financial impacts on existing residents should be done before proceeding with this project. 
 
The second issue I would like to address is a request for you to try to find a way to protect the land that is west of the 
horse park.  I understand that here are 75 acres for sale there. It has been used as part of the horse park for trail riding 
for many years. We ride there often on our horses and many people use it recreationally in other ways. We used to be 
able to rent horses there for our guests to take them on a trail ride to show them a little bit of our amazing life here in 
Cle Elum. I think the western dream is a great draw to this area and largely defines our unique culture. I am asking that 
you find a way to preserve this land so it can continue to be used by the people of this community as well as our many 
visitors so that they may enjoy the beauty of what we have here. Thank you very much for considering my thoughts. 
Sincerely, Sharon Jenson 
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Meagan Hayes

From: Planning
Sent: Monday, September 13, 2021 7:32 AM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Beth Williams; Steven 

Harper; John Glondo; Matthew Lundh; Jay McGowan
Subject: FW: E-mail to be added to our letter RE: WA State Horespark Trail System 

 
 

From: dawn_fulton@agilent.com <dawn_fulton@agilent.com>  
Sent: Friday, September 10, 2021 2:15 PM 
To: Planning <planning@cleelum.gov> 
Cc: dawn_fulton@agilent.com; laurenalexis41@gmail.com 
Subject: E‐mail to be added to our letter RE: WA State Horespark Trail System  
 
Dear City of CleElum Planning Commission, 
 
Earlier today I dropped off a packet for you to review with our letter regarding our support for the Washington State 
Horsepark’s request to have access to more lands as a part of the proposed revisions to the Future Land Use Map 
(FLUM) and Official Zoning Map (OZM).  Lauren Davis and I, as well as the individuals who have signed the petition, also 
believe that these lands need to be rezoned and added to the Horsepark’s initial land grant so that they can continue 
their offering of events that draw 30,000 equestrians to the City of Cle Elum each year thus benefitting the local 
economy. 
 
Please include a printout of this e‐mail, which shows the link to the petition that was signed by the individuals listed in 
the packet, many of whom also included comments.  There are 60 pages in the packet I submitted listing the e‐mail 
addresses, names, and states of residence of the individuals who signed the petition at the time that we printed the list 
out, along with 13 pages of comments submitted by some of the signees.  There are more signatures on this petition 
since we printed the packet as individuals interested in supporting the Horsepark continue to show their support.  The 
link to the petition is as follows:  https://www.change.org/save‐WSHP‐trail‐system.  The text on the petition is as 
follows: 
 

Dear Equestrians, 

A developer is putting in a bid to purchase the land around the Washington State Horse Park 
(“WSHP”) in Cle Elum, WA. While the Park's 112 acres and most of the cross country tracks will 
remain intact, the trail system will be gone. We won’t have access to this safe, equestrian only 
trail system anymore. The proposed site plan will be eliminating all of the existing trails in order 
to install 673 manufactured homes and up to 661 RV sites. You can find extensive information 
about the development plans including site maps at the City's website www.cityofcleelum.com. 

The reason for this petition is to save 75 acres for the trail system and 8 acres around the 
covered arena/livestock holding pen area for equine use exclusively. There are so few areas left 
in Washington that are equine exclusive. This land is currently used for events and 
competitions that draw hundreds of equestrians to Cle Elum each year. These individuals, in 
turn, support Cle Elum’s restaurants, hotels, and other businesses. High caliber events offered 
at WSHP have brought in many famous equestrians from a wide array of disciplines including 
former Olympians Karen and David O’Connor. Additionally, recreational equestrians utilize the 
trails as a safe environment to exercise and train their horses. 
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To further support this effort, you can write an e-mail the City of Cle Elum at 
planning@cleelum.gov and referencing the 47 Degrees North Project.  More information about 
this project is available through this link: https://cityofcleelum.com/city-services/administrative-
services/public-notices/proposed-47-north-project/.  

Thank you for supporting Washington State Horse Park and Equestrians of Washington! 
 
If you need any more information to connect the documentation that we submitted in our packet with this online 
petition, please feel free to call or e‐mail me.  Thank you for your consideration of our letter, and for your consideration 
of the voices of the many people who signed our online petition in support of the Washington State Horsepark’s need 
for additional lands so that they can continue to offer their services to the community of Cle Elum and the Pacific 
Northwest. 
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Meagan Hayes

From: Planning
Sent: Monday, September 13, 2021 7:33 AM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh; Jay McGowan
Subject: FW: Stop 47 Degrees  North 

 
 

From: Judy Gates <info@joegates.com>  
Sent: Friday, September 10, 2021 2:43 PM 
To: Planning <planning@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Cc: Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; 
Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; 
Matthew Lundh <mlundh@cleelum.gov> 
Subject: Stop 47 Degrees North  
 
Dear Council Members: 
 
As a resident at 121 W Lakedale Drive in Ronald, I am writing to urge you to reconsider 47 Degrees North.   
 
We all know that growth and traffic are a challenge in many communities today, and Kittitas County is no 
expectation.  Carefully managed growth can work well, but years of not managing it properly are showing.  Deals made 
with Suncadia, decades ago, have still not come to fruition, for example the community center, yet they continue to 
build home after home with only a single roundabout to control the added traffic they bring.   
 
As a homebuilder of 33 years, I understand the responsibilities that come with development.  From the text I have read, 
you are allowing 47 Degrees North, with over 600 home sites and 600 RV sites, plus retail…you could be adding 2000 
vehicle trips per day on the low end onto Bullfrog road.  The road that is already in poor condition, and over traveled.  In 
the counties I have worked in, the infrastructure, including increased trip development is part of the deal.  The 
developer must upgrade that first, as part of the conditions of the plat.   
 
Why is the city not mandating this?  While the tax income to the city in property taxes and permit fees is great, you are 
only adding to the burden in the community.  Homes continue to be built at warp speed throughout the area, but 
especially in Tumble Creek and Suncadia, with no infrastructure improvement that I can find, and I have looked.  We are 
already letting Suncadia off the hook from what I can see, and you are setting up the city, and most importantly, its 
residents,  for disaster.   
 
Please, Stop 47 Degrees North at this time.  Come up with a plan for the developer to create proper TRAFFIC 
infrastructure for all the trip traffic they will add.  We can’t fix the past council omissions, but that does NOT give us 
permission to turn a blind eye to decades long problems. You have the power to hold them ACCOUNTABLE for what they 
are building.  Enforce that power.   
 
For the record, I am not against 47 Degrees North, I am against allowing  the development without serious and proper 
planning for traffic issues we already face.  We must account for the potential added traffic and hold the developer 
responsible for making those changes prior to plat development.  We must also hold Suncadia to their agreement to 
build the community center they promised so long ago.  Cle Elum and area families deserve that.   
 
Respectfully,  
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Judy Granlee Gates 
Joe Gates Construction, Inc 
360‐697‐3284 
http://www.joegates.com 
http://www.starmarkcabinetry.com 
 

Like us on Facebook 
https://www.facebook.com/joegatesconstruction 
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Meagan Hayes

From: Planning
Sent: Monday, September 13, 2021 7:33 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 Degrees North Major Amendment

 
 

From: thomas uren <tom.uren11@gmail.com>  
Sent: Friday, September 10, 2021 3:03 PM 
To: Planning <planning@cleelum.gov> 
Cc: Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; 
Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; 
Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47 Degrees North Major Amendment 
 

City of Cle Elum - Mayor, City Council members, Planning Department, 

 

Re: 47 Degrees North Major Amendment proposal 

 
I am writing to provide the city with my very strong concerns about the Sun Communities 47° North proposal 
for the Bullfrog flats property.  The proposed manufactured home / RV community: 
 
    - is not in character with the City of Ce Elum or the upper valley (a fundamental requirement of the current 
zoning for the property), 

 
   - would create a new and separate private tourist resort and not a natural extension of city neighborhoods as 
originally envisioned/required by city zoning and current approvals, 

 
    - is an entirety private business not a neighborhood (no lots will be created or sold, all spots will be leased, 
and the project will be private), wholly owned by a large out-of-state publicly traded corporation who's fiduciary 
duty is to its shareholders, 

 
    - provides no significant benefits to upper valley residents and tax payers, but 

 
    - will create serious and significant impacts on roads, police, fire, schools, emergency services, hospitals 
and other public services that can't (or won't) be fully mitigated by the developer, and therefore, 

 
    - will create extensive traffic congestion and gridlock conditions and an overall reduction in levels of service 
of upper county services which will require public expenditures and increased upper county taxes to pay for, 
essentially a subsidy for a private business, 
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Denial of the Sun Communities proposal would not take away or reduce underlying property rights.  The 
original underlying zoning approval would still allow development of this site, just not as a private 
resort/manufactured home community. 
 
For all of these reasons, and others, I implore the City to DENY this proposed major amendment and retain the 
current approved land use for the property. 

  

Respectfully, 

 

Sharon Lawrence 

103 N E St 

Roslyn WA 98941 
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Meagan Hayes

From: Planning
Sent: Monday, September 13, 2021 7:33 AM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh; Jay McGowan
Subject: FW: 47 Degrees North

 
 

From: Debbie Landrie <debbielandrie@earthlink.net>  
Sent: Friday, September 10, 2021 3:15 PM 
To: Planning <planning@cleelum.gov> 
Subject: 47 Degrees North 
 

City of Cle Elum – Mayor, City Council members, Planning Department, 

Thank you for the opportunity to provide comments on the 47 Degrees North Major Amendment. I am 
very concerned with this proposal, which would result in a near doubling of the population of Cle 
Elum/Roslyn/South Cle Elum.  The EIS details how this near doubling of population will have huge 
impacts across the board on Cle Elum and the entire upper county, in almost every way imaginable, 
and per the EIS this will happen in a seven year period, essentially overnight.   

I understand that the Bullfrog Flats area will ultimately be develop 

ed into housing and I am not opposed to development.  I am, however, opposed to the Development 
Proposed by Sun Communities. The originally approved Master Plan had flaws, but it represented a 
more typical neighborhood approach; with fee simple land, individualized stick-built structures, a 
preclusion from RV’s after the build-out and expectations for the use of a local construction workforce 
and locally supplied materials. 

  

  

The current proposal creates a burden on existing infrastructure, including fire, police, medical, 
schools, and city resources.  Additionally, the impact it will have on the traffic on Bullfrog road will 
create hardship to existing residents. As you know, that road is already packed with weekend traffic. 

  

  

I believe current zoning should be maintained as it allows development of the property without the 
added burdens that the amendment will create. 
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For these reasons, I am asking the City to please deny the requested amendment for 47 Degrees 
North and to retain the formerly approved land use for the property. 

  

  

Respectfully, 

  

Debbie Landrie 

  

Suncadia Resident 
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Meagan Hayes

From: Planning
Sent: Monday, September 13, 2021 7:33 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 Degrees North Major Amendment Proposal

 
 

From: Jennifer Basterrechea <jennifer.basterrechea@gmail.com>  
Sent: Friday, September 10, 2021 3:19 PM 
To: Planning <planning@cleelum.gov>; Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; 
Ken Ratliff <kratliff@cleelum.gov>; Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven 
Harper <sharper@cleelum.gov>; Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47 Degrees North Major Amendment Proposal 
 
 
 

City of Cle Elum – Mayor, City Council members, Planning Department, 

Re: 47 Degrees North Major Amendment proposal 

 
My name is Jennifer Basterrechea and I have lived in Kittitas County for the 
majority of my life. I believe that the 47 Degrees North project as currently 
proposed must be denied. The project is not anything like what was originally 
proposed by the developers of Suncadia resort when it was originally submitted 
for approval. 

There are many issues with this project- 

first being that it is completely out of scale with our surrounding communities. It is 
in fact so large, that it would overrun our small towns and it does not provide 
adequate mitigation and/or developer fees.  Furthermore, it is leased land for the 
home owners, so it would be significantly less tax revenue for the city of Cle 
Elum and for Kittitas County. This is not the sort of project anyone envisioned, 
nor sought out for our area. This project is excessively large and will create an 
enormous impact on local roads, as well as impacting emergency services, 
schools, and other services such as health care, libraries, and childcare. 
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Bullfrog Road and the Cle Elum cemetery roads are both already having major 
issues with the increased amount of weekend traffic, tourism traffic, and events. 
Bullfrog Road is frequently the work around for when I-90 is completely 
congested. We have one roadway in and out of Roslyn and Ronald, and we 
already have seen increased gridlock, accidents, and traffic congestion; with the 
47 Degrees North Project, it will only increase and become worse. What would 
happen if there were to be a wildfire or other significant emergency where people 
needed to evacuate? We are destined to become another Paradise, California if 
unfettered growth such as this proposal are approved. The city of Cle Elum 
should work with Suncadia to find a developer that meets the needs of our 
community, respects our history, and will help our residents to become 
homeowners with deeded land. We do not need a corporation to take from the 
working class, while the corporation would be gaining the equity in the land, and 
would be paying a reduced rate of property taxation than if it were owned outright 
by multiple people in our area.  

Suncadia failed itself and our communities when it did not plan for worker 
housing. The continued growth here requires workers, and yes, the area needs 
affordable housing, but we do not need leased land housing, where the 
homeowners never accrue equity and where they are beholden to massive 
corporations for their monthly rent. This project would not create an adequate 
property tax base to support the increased demand for county services.The 
project needs to be reworked and redone. The RV park area is also of a massive 
scale. This would also have an enormous impact on our towns- we do not have 
the infrastructure to handle the increased demand on EMS, retail sector, 
services, and roadways. If any RV area goes in, it should require an additional 
local tax by the night that would be given to the cities, and county to help mitigate 
the impacts. The RV park should also be scaled way back, so that it is 
significantly smaller. 

This is not the sort of development that our community needs or wants. It must 
be redone with deeded land, and the leased land proposal must be denied! 
Perhaps they could have an area for Habitat for Humanity homes, or for 
subsidized homes with income thresholds-I don't know the answers, but the city 
should and must demand a better proposal for our residents, towns, and 
community. Our area is quickly changing and a project of this scale, could be the 
end of our small town life that we cherish and have choosen to live. The city 
council holds our future in its hands, and we respectfully ask for the denial of this 
major amendment to the Sun Communities proposed development. 
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Sincerely,  

Jennifer Basterrechea  

(509)674-6185 

jennifer.basterrechea@gmail.com 

206 E. Utah Avenue, Roslyn, WA 98941 
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Meagan Hayes

From: Planning
Sent: Monday, September 13, 2021 7:34 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 Degrees North Major Amendment

 
 

From: Dave Swory <dave011272@yahoo.com>  
Sent: Friday, September 10, 2021 3:53 PM 
To: Planning <planning@cleelum.gov> 
Cc: jmcgown@cleelum.gov; John Glondo <jglondo@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; Beth Williams 
<bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; Matthew Lundh 
<mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47 Degrees North Major Amendment 
 

10 Sept 2021

 

TO: City of Cle Elum – Mayor, City Council members, Planning Department 

FROM: David R. Swory 
            90 Meadow Ridge Drive 
            Cle Elum, WA 98922 
  

SUBJECT: 47 Degrees North Major Amendment proposal 

 
ALCON, 

 Please add this letter to the others, I’m sure you have received, as record of my concern, and 
disapproval, of the 47 degree North proposal. That being said, I am writing to provide the city with my 
very strong concerns about the Sun Communities 47° North proposal for the Bullfrog flats 
property.  The proposed manufactured home / RV community: 

 
    – is not in character with the City of Ce Elum or the upper valley (a fundamental requirement of the 
current zoning for the property), 
   – would create a new and separate private tourist resort and not a natural extension of city 
neighborhoods as originally envisioned/required by city zoning and current approvals, 
    – is in its entirety a private business not a neighborhood (no lots will be created or sold, all spots 
will be leased, and the project will be private), wholly owned by a large out-of-state publically traded 
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corporation who’s fiduciary duty is to its shareholders, 
    – provides no significant benefits to upper valley residents and tax payers, but 
    – will create serious and significant impacts on roads, police, fire, schools, emergency services, 
hospitals and other public services that can’t (or won’t) be fully mitigated by the developer, and 
therefore, 
    – will create extensive traffic congestion and gridlock conditions and an overall reduction in levels 
of service of upper county services which will require public expenditures and increased upper county 
taxes to pay for, essentially a subsidy for a private business, 
    – Denial of the Sun Communities proposal would not take away or reduce underlying property 
rights.  The original underlying zoning approval would still allow development of this site, just not as a 
private resort/manufactured home community. 
 
For all of these reasons, and others, I implore the City to DENY this proposed major amendment and 
retain the current approved land use for the property. 

V/r 

David R. Swory 

David R. Swory 

90 Meadow Ridge Drive 

Cle Elum, WA 98922 
(509) 308-9015 
Dave011272@yahoo.com 
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Meagan Hayes

From: Planning
Sent: Monday, September 13, 2021 7:34 AM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh; Jay McGowan
Subject: FW: 47  Degrees North Development

‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Lauren Shuck <bingshuck@inlandnet.com>  
Sent: Friday, September 10, 2021 4:03 PM 
To: Planning <planning@cleelum.gov> 
Subject: 47 Degrees North Development 

The current configuration of the proposed RV park is fundamentally flawed and incompatible with the surrounding land 
use. 
Unlike RV parks in the southeastern region of the U.S.which are designed to provide recreation amenities on site to a 
largely seasonal senior population,this proposed park would cater to a different user group who would use the park as a 
base camp to access our  trails, waterways, and other amenities. 
  We simply lack the infrastructure to accommodate an additional burden this would place upon us. 
Please consider rejecting this application as submitted. 
Lauren Shuck 
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Meagan Hayes

From: Planning
Sent: Monday, September 13, 2021 7:35 AM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh; Jay McGowan
Subject: FW: 47 North Proposal

From: Ellie Smith <esmith097@gmail.com>  
Sent: Friday, September 10, 2021 4:37 PM 
To: Planning <planning@cleelum.gov> 
Subject: 47 North Proposal 

Hello, 

As a full time resident & land owner in Ronald, WA in UKC I DO NOT APPROVE of the 47 North Proposal. 

I urge Cle Elum to deny this proposal and retain the current land use on the property for it's existing community. 

The traffic, economic, environmental and land use impact is substantial. Suncadia owes more to this city than 
establishing more neighborhoods. Do not let this happen to your community. 

Regards, 
Ellie  
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Meagan Hayes

From: Planning
Sent: Monday, September 13, 2021 7:35 AM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh; Jay McGowan
Subject: FW: 47 Degrees North Comments

From: Christina Wollman <christina.wollman@gmail.com>  
Sent: Friday, September 10, 2021 4:44 PM 
To: Planning <planning@cleelum.gov> 
Subject: 47 Degrees North Comments 

Project reviewers, 

Overall I feel the same general sentiment about this project as the majority of dissenters and am concerned this is not 
the right type of development for the Upper County region. I am concerned about the elk that winter in that area and 
that have been more and more frequently crossing the highway by the school in the winter over the years. I am sad to 
see the most beautiful fields of wildflowers turn into pavement and structures. But I understand it is private property 
and development will occur. 

I have some concerns about a few things that I haven't seen addressed that are relevant to either project: 

1. School traffic, school zone, safe highway crossing. Even today there needs to be a flashing school sign on Alliance.
Turning onto the highway from Alliance is almost impossible during morning school traffic. Crossing the highway at the
school is risky business, but especially so during peak hours. Either project proposed on the Bullfrog site will only make
these existing conditions worse.

2. Transfer station access. Additional traffic will make the access more difficult than it already is sometimes. A left turn
lane would be helpful.

3. Land uses along the highway north of the transfer station to the roundabout. This area needs an evaluation to
determine if it should be rezoned to a more intensive use.There are better uses for this land than Rural 5 zoning. The
Rural 5 zone has very limited uses. This isn't ideal residential land, or campground, or ag uses which are the only uses
allowed. It is the noisiest stretch of highway. I live along Shaft Street and sometimes the sound of cars accelerating
startles me or wakes me up at night. It is unbelievably loud at the houses that are right along the highway. People just
really like making as much noise as possible with their vehicles as they accelerate down the highway. On weekends the
traffic is non‐stop. There is one parcel along the highway that is conforming, the others are all less than 5 acres. Most of
these properties are on Roslyn city water system.

Thank you, 
Christina Wollman 
420 Shaft Street 
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Meagan Hayes

From: Planning
Sent: Monday, September 13, 2021 7:35 AM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh; Jay McGowan
Subject: FW: 47 Degrees North

‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Douglas Hutchinson <deh1946@gmail.com>  
Sent: Friday, September 10, 2021 4:50 PM 
To: Planning <planning@cleelum.gov> 
Subject: Re: 47 Degrees North 

The size and scope of the proposed project will impose unjustified financial burden on the current residents of Cle Elum 
and the surrounding communities. Infrastructure costs will be born by current residents who will not benefit from the 
project. The quality of life for the current residents due to crowding in the  community including traffic, at businesses, 
public events and potentially schools will decline. It’s a bad idea.  
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Meagan Hayes

From: Planning
Sent: Monday, September 13, 2021 7:36 AM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh; Jay McGowan
Subject: FW: I oppose the 47 north development

From: Joanne Lea Hutchinson <jllhutch349@gmail.com>  
Sent: Friday, September 10, 2021 5:03 PM 
To: Planning <planning@cleelum.gov> 
Subject: I oppose the 47 north development 

The land concerned in this ill thought out venture is a valued resource for recreation and habitat for animals. Our 
schools cannot handle the increased population nor can the basic city services, including police, fire and health care. The 
ample supply of water, a most precious absolute is questionably available for this business. The citizens of Cle Elum, of 
which I am one, do not want to heft the financial burden of this business venture. Our city will surely grow and is 
growing at a pace that we residents can and will be able to absorb. We do not need this community toxic development. I 
am 100% opposed to this development and feel it is unjust to burden our small city with the costs and associated 
problems. 
Joanne L. Hutchinson  
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Meagan Hayes

From: Planning
Sent: Monday, September 13, 2021 7:37 AM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh; Jay McGowan
Subject: FW: 47 Degrees North

 
 

From: Valerie Lindholm <valllindholm@icloud.com>  
Sent: Friday, September 10, 2021 9:31 PM 
To: Planning <planning@cleelum.gov> 
Subject: 47 Degrees North 
 

City of Cle Elum – Mayor, City Council members, Planning Department, 

Re: 47 Degrees North Major Amendment proposal 

 
I am writing to provide the city with my very strong concerns about the Sun Communities 
47° North proposal for the Bullfrog flats property.  The proposed manufactured home / RV 
community: 

 
    – is not in character with the City of Ce Elum or the upper valley (a fundamental 
requirement of the current zoning for the property), 
   – would create a new and separate private tourist resort and not a natural extension of 
city neighborhoods as originally envisioned/required by city zoning and current approvals, 
    – is in its entirety a private business not a neighborhood (no lots will be created or sold, 
all spots will be leased, and the project will be private), wholly owned by a large out-of-
state publically traded corporation who’s fiduciary duty is to its shareholders, 
    – provides no significant benefits to upper valley residents and tax payers, but 
    – will create serious and significant impacts on roads, police, fire, schools, emergency 
services, hospitals and other public services that can’t (or won’t) be fully mitigated by the 
developer, and therefore, 
    – will create extensive traffic congestion and gridlock conditions and an overall 
reduction in levels of service of upper county services which will require public 
expenditures and increased upper county taxes to pay for, essentially a subsidy for a 
private business, 
    – Denial of the Sun Communities proposal would not take away or reduce underlying 
property rights.  The original underlying zoning approval would still allow development of 
this site, just not as a private resort/manufactured home community 
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-Sun Communities should also be responsible for all infrastructure costs of this project, not 
the tax payers of the existing community   

 
For all of these reasons, and others, I implore the City to DENY this proposed major 
amendment and retain the current approved land use for the property. 

Respectfully, 

James and Valerie Lindholm, 241 Hermitage Dr, Cle Elum, WA 98922 

 

 

Sent from my iPhone 







To:	City	of	Cle	Elum	 	 	 	 	 	 From:	Angela	McPhee	
Planning	Dept/	47	Degrees	North	 	 	 	 Roslyn	Resident	3rd	St	
	 	 	 	 	 	 	 	 PO	Box	559	
	
Thank	you	for	the	opportunity	to	write	comments	related	to	the	47	Degrees	North	
project.	
	
I	am	writing	to	oppose	the	current	proposed	plan.	I	am	concerned	for	wildlife	
connectivity	since	this	area	is	an	ungulate	calving	and	rearing	area,	and	wildlife	
frequently	move	across	this	road.	There	is	no	proposal	for	safe	connectivity	between	
the	properties	of	Suncadia	and	this	project.	In	fact,	the	speed	limit	on	the	bull	frog	
road	has	increased	to	50	mph.	Which	makes	it	even	more	dangerous	for	wildlife	as	
well	as	those	driving	vehicles.		
	
I	want	to	reference	the	letter	the	WA	Fish	and	Wildlife(DFW)	wrote	earlier	this	
spring,	but	the	“Hard	Copy	and	Email	Comments”	from	the	Draft	SEIS	have	been	
moved.	
https://cityofcleelum.com/city-services/administrative-services/public-
notices/proposed-47-north-project/	
It	is	important	that	if	the	project	were	to	move	forward,	which	in	the	current	form	I	
hope	it	does	not,	that	all	mitigation	items	addressed	in	the	DFW	be	completed.	
Fences	should	be	minimal	as	to	allow	movement	for	wildlife.	The	new	Cle	Elum	
housing	development	next	to	the	county	transfer	station	put	fence	up	all	along	the	
perimeter,	cutting	off	movement	for	wildlife.	
	
Open	green	space	is	also	important.	Maintaining	as	much	as	green	space	and	trees	
and	plants	is	key	(at	least	50%	-	uniformly	spread	out	-	not	just	in	areas	that	are	
steep,	or	close	to	I90).	The	new	Cle	Elum	development,	referenced	above,	clear	cut	
the	whole	area.		It	wiped	out	all	native	plants,	trees	and	animal	connectivity.	If	we	
are	going	to	continue	to	build	we	must	do	so	in	a	way	that	is	good	for	all	beings	and	
in	a	way	that	respects	plants	and	animals.	It	is	important	that	doesn’t	happen	with	
this	project.	Homes	should	be	spaced	well	apart	with	plenty	of	trees	and	plants	
saved.	The	current	proposal	leaves	green	space	on	steep	slopes	and	near	I90,	this	is	
not	most	beneficial	to	wildlife	and	maintaining	optimal	green	space	throughout.	
	
With	over	1200	homes	and	RV	sites	being	built,	how	does	47	Degrees	North	account	
for	the	impacts	it	will	have	to	schools,	medical	facilities,	and	the	police	department.		
What	is	the	mitigation	plan	for	increased	traffic,	demands	on	water	use,	demands	on	
sewer	plant?	
	
I	thank	the	city	council	for	carefully	considering	the	decision	this	project	will	have	
on	the	whole	community.	My	hope	is	that	this	project	will	not	be	approved	as	it	
currently	stands.	
	
Angela	McPhee	
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Meagan Hayes

From: Planning
Sent: Thursday, September 9, 2021 9:32 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 Degrees North Notice of Application Proposed Major Modification August 10, 2021

 
 

From: Gretchen Chambers <gretchchambers@icloud.com>  
Sent: Thursday, September 9, 2021 9:14 AM 
To: Planning <planning@cleelum.gov> 
Cc: Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; 
Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; 
Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47 Degrees North Notice of Application Proposed Major Modification August 10, 2021 
 
 
Dear planners, Mayor McGowan, and Councilmembers, 
 
I am writing to register my strong opposition to the amended proposal for the 47 Degrees North development.  It is not 
an amendment, it is a new, expanded plan that threatens to destroy Cle Elum’s character and quality of life that our 
existing residents depend on.   
 
The towns of Cle Elum and Roslyn cannot absorb the impacts of this development and maintain the lifestyle, services 
and security they afford their citizens. Bullfrog Road cannot carry the traffic that the residents and RV and amusement 
park visitors would generate.  707 residential units!  627 RV sites!  The developers offer little support for sharing 
infrastructure expenses and openly call for increasing city taxes.  We must not be forced to adapt our schools, police 
services, and fire, emergency and medical services for what is essentially essentially a huge tourist resort.   
 
Roslyn and Cle Elum cannot take more residents who are not vested in our community.  The proposed, landless 
manufactured units do not qualify as low income housing.  We need to provide housing for the people who want to live 
and work here!  Do not accommodate more transient people at the expense of our rural homes, lifestyle and 
community! 
 
WE MUST NOT LET SO MUCH OF OUR LAND AND RESOURCES BE CONTROLLED BY OUT‐OF‐STATE INVESTORS WHO 
EXPLOIT AND EXHAUST OUR RURAL CHARACTER AND NATURAL ENVIRONMENT. 
 

I urgently request that the City deny the proposed major amendment. 
 

Sincerely, 
 

Gretchen Chambers 
(I live at 3200 Emerick Road) 
 

Gretchbill@msn.com 
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PO Box 571 
Cle Elum, WA 98922 
 
   
Sent from my iPhone 



1

Meagan Hayes

From: Planning
Sent: Tuesday, September 7, 2021 8:00 AM
To: Meagan Hayes; Jay McGowan; John Glondo; Ken Ratliff; Beth Williams; Mickey Holz; Steven Harper; 

Matt Fluegge; Ruston Weaver; Kathi Swanson
Subject: FW: 47degrees North

‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Twila Moss <tdemenezes@msn.com>  
Sent: Saturday, September 4, 2021 9:30 AM 
To: Planning <planning@cleelum.gov> 
Subject: 47degrees North 

We are opposed for the same reasons as everyone else to moving forward with this project.  The city is ill prepared for 
such a project re infrastructure, the traffic which is already bad will become worse, we don’t have a grocery store that 
can handle the locals plus the influx on weekends let alone all the people you’d be adding to the mix.  Along that the 
development is destined to become a slum by the nature of it.  If you want growth do the responsible thing and properly 
plan for it.  From all the issues lately it seems as if the bottom line has become more important than the 
community/people who reside here.   
Lloyd and Twila Moss 

Sent from my iPhone 
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Meagan Hayes

From: Planning
Sent: Tuesday, September 7, 2021 7:59 AM
To: Meagan Hayes; John Glondo; Ken Ratliff; Mickey Holz; Steven Harper; Matthew Lundh; Ruston 

Weaver; Kathi Swanson
Subject: FW: Concerns over 47 degrees north

From: Brad Helgeson <helgeson2009@gmail.com>  
Sent: Monday, September 6, 2021 8:38 AM 
To: Planning <planning@cleelum.gov>; Jay McGowan <jmcgowan@cleelum.gov>; bwilliams@cleel 
Subject: Concerns over 47 degrees north 

Mayor McGowan and Planning Department, 

I am writing this email on a personal level, but have worked for the City of Cle Elum for the last 8 years as a police officer 
for this community. 

The more I see and hear about the 47 degrees north proposal, the more I am concerned that this is the WRONG plan for 
this community and something that our infrastructure is NOT READY to support. 

I moved here to enjoy the small town Cle Elum that we all love and I know that more and more people are moving here 
to enjoy the same thing, but this proposal is a drastic change from what Cle Elum represents and I do not believe 
benefits the city or residents of Kittitas County in any way.  Let's look at ways to use this land that fits in with keeping 
the small community feeling while growing to the ever changing world, and something that will not, in my opinion, 
become a dilapidated problem in the future. 

On a job related level, we are not properly staffed or prepared to take on the potential doubling of call volume and 
resources that this development will require and the Sun Communities proposal does little to offset this drastic change 
in what will be required of this small department. 

Thank you from a concerned citizen, 
Brad Helgeson 
helgeson2009@gmail.com 
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Meagan Hayes

From: Planning
Sent: Tuesday, September 7, 2021 7:58 AM
To: Meagan Hayes; Jay McGowan; John Glondo; Ken Ratliff; Beth Williams; Mickey Holz; Steven Harper; 

Matthew Lundh; Ruston Weaver; Kathi Swanson
Subject: FW: 47 degrees north 

‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Gina Galbawy <galbawy@yahoo.com>  
Sent: Monday, September 6, 2021 8:32 AM 
To: Planning <planning@cleelum.gov> 
Subject: 47 degrees north  

STOP ᧇᧈᧉ47 degrees north!! 
 don’t screw your constituents!!!! 

Sent from my iPhone 



 

City of CleElum 

Dear Mayor and City Counsel 

My name is Gregg Hires and I reside at 433 Dakota Heights Dr.  I have been residing here three and a 
half years.  I enjoy this community and know that the leadership of this city has made a lot of great 
decisions for the place to be what it is currently. Thank you and those who have gone before! 

Authority and Responsibility must be coupled for our form of government to work. Regretfully there are 
many citizens who no longer trust elected officials.  I have come to know that many in power no longer 
decide what to do based on the rightness of the thing being decided but what gathers power to 
themselves.  Thus we live with rampant corruption and great mistrust. 

I have read the thoughtful letters of agencies who speak with unity that 47degrees North proposal is a 
bad decision.  Many adverse impacts will be experienced.  This amendment is way different from the 
original.  There are ample grounds to break off all negations completely and be troubled no longer.  I 
also believe you have a great majority to empower you to act with authority. 

Please use your authority responsibly!  Vote to reject this proposal. 

Thank you, 

 

Gregg Hires 
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Meagan Hayes

From: Planning
Sent: Tuesday, August 31, 2021 8:13 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: I’m opposed to 47 degrees

 
 

From: Liz Lasater <liz.lasater@icloud.com>  
Sent: Monday, August 30, 2021 9:30 PM 
To: Planning <planning@cleelum.gov> 
Subject: I’m opposed to 47 degrees 
 
I am deeply concerned about the 47 degrees planned community, including a cemetery, mobile homes and 
roads.  Bullfrog Road is busy enough without the addition of your proposed planned community.  There isn’t enough 
support from police and fire agencies, plus the additional risk of having confined dwellings and a transient community of 
RVs.  This is a bad idea.  Taxes will go up, services will go down and the charm of this community will be lost.  You are 
going to disrupt the wildlife and you don’t have enough fire support.  The road is too small, you don’t have a large 
enough first responder core or medical facilities.   
 
I am completely opposed to this.  Tiny houses, yurts, graveyards and putt putt golf belong in a resort town and not a 
residential community.   

Thanks, 
 
Liz Lasater  

Red Arrow Logistics 
Work 425‐747‐7914 
www.redarrowlogistics.com 
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Meagan Hayes

From: Planning
Sent: Tuesday, August 31, 2021 8:13 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: proposed development 47 North project

 
 

From: Bernice Schick <jbk51691@aol.com>  
Sent: Monday, August 30, 2021 8:50 PM 
To: Planning <planning@cleelum.gov> 
Subject: proposed development 47 North project 
 

I am all for development but not where this Proposed 47 Degrees North project is planned to be 
built.    
 
It couldnt be in a worse location.  As you can see the impact Suncadia has had on the community 
both good/bad.  Add this new development that is larger and the area will implode on itself. 
 
The infrastructure in that area cannot handle the development. The area home prices will go down 
whenever you create a RV park or similar type housing. 
 
Why not locate this development on the East end of town where it wont impact the area as much and 
it will revitalize the other end of Cle Elum that needs to be revitalized.   
 
Looking at the Environmental impact this development will create it will be detrimental to the area. 
One reason people love this area is the wildlife. If you allow this project to happen you will lose all the 
wildlife. They use that area to migrate and you will cause them to change their migration pattern and 
that could cause more problems as they navigate an already busy area with traffic not to mention I-
90. 
 
As a horse owner and user of the Equestrian park, it will ruin that space as well with the additional 
noise and people using the park for their own personal benefits and not for what the park was 
intended for.  Unless you put up a large fence you cant keep people out from a space they live right 
next to. 
 
So many reasons to not approve this development.  Cle Elum is loved for what it is now. Its the 
perfect size and doesnt need to get any larger.   
We already have problems with not having enough places to shop for groceries ie Safeway being way 
too small. 
 
People are attracted to this area because of its wildlife, quality of life, outdoor activities and rural 
character and not attracted because of a mega RV park, all the various styles of housing this 
development will provide for part time owners. 
 
The traffic on weekends is insane due to the part time owners of Suncadia and all the people that 
love to enjoy the outdoors.  Add this development and it will become a nightmare and will take years 
and years to development and in the process aggravate everyone that lives here.  
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Meagan Hayes

From: Planning
Sent: Tuesday, August 31, 2021 8:47 AM
To: Meagan Hayes; Kathi Swanson; Greg Dohrn
Subject: FW: Please Cease and Desist

From: Stan Slater <goldsmith6@yahoo.com>  
Sent: Thursday, August 26, 2021 12:41 PM 
To: Planning <planning@cleelum.gov> 
Subject: Please Cease and Desist 

Plot #____863835___________________ I purchased this property as an investment in the 70's BECAUSE it was 
industrial. Religiously payed property taxes. Now you want to STEAL my accrued value by redesignating my property. 
Please Cease and Desist in you THEFT unless you are willing to meet my price for said parcel (as it was always my plan to 
sell in retirement). This is my view on your actions that this is done for No Good Reason or a make work project for the 
sake of justifying your pay checks and nothing more.                                                    _                                 Your actual 
boss    ___STANLEY G. SLATER ____________________________________ 
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Meagan Hayes

From: Planning
Sent: Monday, September 13, 2021 7:31 AM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh; Jay McGowan
Subject: FW: 47 Degrees North Project

 
 

From: Steven Cook <s.cook.mail@gmail.com>  
Sent: Friday, September 10, 2021 2:14 AM 
To: Planning <planning@cleelum.gov> 
Subject: 47 Degrees North Project 
 
To Whom It May Concern: 
 
I write to oppose Sun Communities' proposed changes to the 47 Degrees North Project and urge the City of Cle Elum to 
reject the pending Major Modification Application. 
 
To be transparent, I am generally concerned about the development of that land, even under the plans put forth in 
2002. Especially when the construction above Columbia Avenue is taken into consideration as well, I am concerned 
about the strain such development will put on services and infrastructure in Cle Elum and Roslyn. The City's own report 
on traffic impacts indicates that there currently are no plans for significant road improvements and outlines the negative 
impacts even the 2002 development plans will have on area traffic. The same report indicates that the changes currently 
proposed will only exacerbate these problems, in part because of the proposed RV park. Rather than creating the 
multiple entry points envisioned in the original plan, the proposed changes have a single entry for the residential area 
and a single entry to the RV park, creating chokepoints at those points and inhibiting traffic flow. 
 
Additionally, while the documents, both those produced by the applicants and those produced by the City, claim that 
the proposal keeps the same number of residential plots and only reapportions them, it seems a 
disingenuously generous usage of the word to consider plots in the proposed RV park residential. Whether camping or 
"glamping", these spaces are generally for tourists; they're not for permanent City residents. It seems to me, as 
evidenced by the summer now coming to a close, that we already have ample options for such things and should be 
concentrating on development that builds the community more permanently. 
 
Along similar lines, it appears that Sun Communities, under any proposal, is planning to act as a sort of middleman 
between the City and residents‐‐even true residents‐‐of the development. In this way, it appears to be a similar model to 
Suncadia; the word "resort" is used often in reference to the proposed development. As occurs with Suncadia, this will 
create a buffer of sorts against full integration into the community and encourage growth in those for whom the local 
property is a second home. When considering the existing properties of Suncadia, Tumble Creek and the development 
above Columbia Avenue referenced previously, it seems we‐‐again‐‐already have ample options in this vein. We should 
not want Cle Elum‐Roslyn to become a resort town. Tourism is great and can be a boon to a local economy; however, 
Barcelona and many other cities around the world demonstrate the negative impact tourism can have on local residents‐
‐including pricing them out of housing‐‐when not checked. 
 
Relatedly, a commitment of 50 plots‐‐out of more than a thousand‐‐for affordable housing seems a paltry number. 
Moreover, the "resort" model referenced above also calls into question what property residents will actually own under 
Sun Communities' plans. Residents must have the ability not only to own the house, but also the land on which it sits. 
The land is what will retain value most and provide some wealth‐building opportunity. 
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For these reasons, I oppose the modified 47 Degrees North proposal and urge the City to reject the application. 
 
Sincerely, 
Steven E. Cook 
Cle Elum Resident 
E: s.cook.mail@gmail.com 
T: +1‐740‐629‐4089 
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Meagan Hayes

From: Planning
Sent: Monday, September 13, 2021 11:26 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: Opposition, and related concerns, to 47 Degrees North proposal for development

 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Jason Dougherty <jdougherty@bigdoortinys.com>  
Sent: Friday, September 10, 2021 3:32 PM 
To: Planning <planning@cleelum.gov> 
Cc: Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; kkratliff@cleelum.gov; Beth 
Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; 
Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: Opposition, and related concerns, to 47 Degrees North proposal for development 
 
Dear City of Cle Elum, Mayor, and Council Members, 
 
  
 
My name is Jason Dougherty and I live with my wife and children on Emerick Road in Cle Elum.  We have called Cle Elum 
our home for about 5 years and we are some of the few transplants these days that bought an existing home from the 
80s rather than land to build a new home.  I have noticed the development of the city of Cle Elum and surrounding 
areas, particularly in the last 2 years and it appears to be well thought out and  paced growth for the most part. I oppose 
the 47 Degrees North development project for many reasons, not withstanding that the development proposal of a 
transient community with a huge RV park and mobile homes is not in the character of the city and would likely 
dimension the already booming tourism in the city.  I’d like to express my objection to approving their application for 
building this transient community and articulate some of my concerns that should be addressed thoroughly before an 
application of this sort is approved by the county or city. 
 
1.       Infrastructure 
 
I did not see anywhere in the proposal the investment by this developer in building streets, roundabouts, pedestrian 
walkways, etc.. outside of its land.  If my calculations are correct, and I believe conservative, there will be at any given 
time at least 1500‐2000 mostly transient visitors to this development.  This is a doubling of the population of the city of 
Cle Elum.  In addition this would likely mean an additional 600‐800 cars on the roads driven mostly by individuals with 
no personal attachment to the city (They won’t live in this RV/Trailer park).  We have found on the weekends, when 
most vacations come to town, that there are more careless drivers and traffic is already stretching the road system. 
 
Food/Restaurants/etc… The other infrastructure that does not exist to support a doubling in town size are the local 
shops.  Many are already at capacity and overloaded on the weekends.  Our grocery stores often run out of food items 
part way through the weekend and aren’t caught up on stock until Tuesday or Wed.  Where exactly are these additional 
people going to get their food and eat. 
 
2.       Attachment and respect for the city and county the development is in by the people who use the community 
 
The plan submitted by the developer, and the formula is consistent with their other hundreds of projects, is to have 
mostly transient populations in their parks.  Mostly this comes in the form of an onsite RV park and ‘Rent to Own’ 
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mobile homes or glamping.  Rent to Own homes are clever slight of hand to try and call the homes ‘owned’ by 
permanent residents when in fact they are rental houses.   Data shows Rent to Own arrangements have high turn over 
of 'owners' because the individuals who sign these contracts usually have low credit ratings and cannot qualify to 
purchase a home or have the money to own a home and many eventually fail to own the home and just end up with an 
expense rental house and are a transient renter in the neighborhood. 
 
  
 
We have already experienced on many occasions that visitors to our town have a different level of respect for the 
environment and the city than do folks who liver here.  This comes in the form of how they drive through town, 
attitudes toward other people they meet, etc… In general when we have a large number of transient visitors there is a 
palpable difference in the feel of Cle Elum and the welcoming nature of it.  47 Degrees North will increase this effect by 
an order of magnitude. 
 
  
 
3.       Safety of pedestrians and car traffic 
 
Our children go to the Cle Elum Roslyn Elementary School.  The plans as submitted by the developer has the main 
entrance/exit to the development about a block away from the elementary.  Having an additional several hundred 
automobiles with maybe 800 trips a day exiting the park is of great concern to me given the proximity of the entrance to 
the school and the previously mentioned lack of consideration for the area I have noted in the transient population that 
visited Cle Elum.  I have concerns about the safety of our kids or others who use the road and who may use the trail to 
get between the school and town. 
 
  
 
I have not seen any plan by the developer to de‐conflict pedestrian traffic with cars or how they plan to de‐conflict the 
substantial traffic they plan to add to the road with the other traffic that is already using the road. 
 
  
 
4.       Environmental Impact 
 
I was unable to find the environmental impact statement that was performed by an ‘independent 3rd party’.   I looked 
through the catalog of communities across the country this development company has built and with few exceptions it 
appears the developer starts from a completely clean slate of land… meaning they will strip the land bare and start from 
scratch.  This is obviously extremely damaging to the environment and will result in changing the feel of Cle Elum from a 
forest/mountain community to one that is a large strip‐mall town.  
 
  
 
Water use should also be considered carefully and coordinated with the state department of ecology to thoroughly 
assess the ability of the area to support the large magnitude of temporary residents and their likely lack of consideration 
for the limited water resource here.  1000 sites for RVs and mobile homes  obviously will greatly tax the water system 
and may effectively result in a very reduced level in the aquifer.   
 
 
 
 
5.     Does Not Fit the Character of Cle Elum 
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               I have looked through the catalog of Sun Communities across their portfolio and have noted one overwhelming 
feature... The design of their communities would negatively affect the character of Cle Elum.  The development formula 
Sun Communities uses is out of place here and will diminish everyone else's enjoyment of Cle Elum and will likely reduce 
the booming tourist community we have that comes back year after year to enjoy the quaint small town feel and local 
geography and services..  All one would need to do is drive from Cle Elum to Roslyn and there will  be a clear eye sore 
behind the water treatment plant and elementary school with a large amount of traffic coming from the development 
onto the highway near the school.  It makes me sad to think our town could have the feel of a strip mall with the 
successful petitioning for 47 Degrees North's permit request. 
 
   
 
 
 
 
 
 
 
In the limited time I had to prepare this letter I have I'm sure left many issues that are quite important to me.  These are 
just the few that immediately came to mind.  I appreciate your time and look forward to directly rebutting the 
development proposal in a public hearing so my voice as a resident is heard and taken in directly by the development 
company. 
 
 
Thanks, 
Jason Dougherty 
1272 Emerick Road 
Cle Elum, WA 98922 
 
jdougherty@bigdoortinys.com <mailto:jdougherty@bigdoortinys.com>  
 
206‐578‐2696 
 
 
 <https://docs.google.com/uc?export=download&id=1HPuOrJTg6uFjJNMITN72JnIPtnRZpIg1&revid=0B696m‐
s104TFSWgrMW1KbnZrL2Q5bElSa3FOaFVVWHNBWnRVPQ>  
Jason Dougherty 
jdougherty@bigdoortinys.com <mailto:jdougherty@bigdoortinys.com>  
 
206‐578‐2696 
 
 
 <https://docs.google.com/uc?export=download&id=1HPuOrJTg6uFjJNMITN72JnIPtnRZpIg1&revid=0B696m‐
s104TFSWgrMW1KbnZrL2Q5bElSa3FOaFVVWHNBWnRVPQ>  
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Meagan Hayes

From: Planning
Sent: Friday, September 3, 2021 2:07 PM
To: Meagan Hayes
Subject: FW: 47 Degrees North

 
 

From: Tara Eubanks <tshep78@hotmail.com>  
Sent: Friday, September 3, 2021 1:52 PM 
To: Planning <planning@cleelum.gov> 
Cc: Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; 
Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; 
Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47 Degrees North 
 

City of Cle Elum – Mayor, City Council members, Planning Department, 

Re: 47 Degrees North Major Amendment proposal 

I am writing to provide the city with my very strong concerns about the Sun 
Communities 47° North proposal for the Bullfrog flats property.  The proposed 
manufactured home / RV community: 

 – is not in character with the City of Ce Elum or the upper valley (a fundamental 
requirement of the current zoning for the property), 
 – would create a new and separate private tourist resort and not a natural 
extension of city neighborhoods as originally envisioned/required by city zoning 
and current approvals, 
 – is in its entirety a private business not a neighborhood (no lots will be created 
or sold, all spots will be leased, and the project will be private), wholly owned by 
a large out-of-state publicly traded corporation whose fiduciary duty is to its 
shareholders, 
 – provides no significant benefits to upper valley residents and tax payers, 
but will create serious and significant impacts on roads, police, fire, schools, 
emergency services, hospitals and other public services that can’t (or won’t) be 
fully mitigated by the developer.  Thus, it will create extensive traffic congestion 
and gridlock conditions and an overall reduction in levels of service of upper 
county services, which will require public expenditures and increased upper 
county taxes to pay for, essentially a subsidy for a private business. 
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Denial of the Sun Communities proposal would not take away or reduce 
underlying property rights.  The original underlying zoning approval would still 
allow development of this site, just not as a private resort/manufactured home 
community. 

 
For all of these reasons, and others, I implore the City to DENY this proposed 
major amendment and retain the current approved land use for the property. 

Respectfully, 

Tara and Jeremy Eubanks 

9 Farmhouse Way, Cle Elum, WA  



1

Meagan Hayes

From: Travis Fulton <fulton.msu@gmail.com>
Sent: Tuesday, September 7, 2021 12:01 PM
To: greggdohrn@comcast.net; Virgil Amick; Meagan Hayes
Subject: Oppose 47 Degree North project

Follow Up Flag: Follow up
Flag Status: Flagged

Gregg, Virgil, Meagan, 
 
I am writing to you to voice my opinion that the 47 Degree north project is not the right project for this community. 
 
At a high level these are my main points, 
1. Traffic and I90, will require major modifications to support this project, and should be considered an executed in 
advance of the development of this area. 
2. Low income housing is good for this area and needed, but anything less than land ownership for these lots for 
individual owners should not be acceptable. Real estate, and land ownership in the USA is core to generational 
financial wealth building. Having a private equity company holding its thumb over this low income property community 
will set this community up for disaster. 
3. RV camping spots are not what you want in the middle of the city, suggest putting this on the out skirts of town, and 
designing a traffic system that could support RV's at large scale going in and out of the development. 
 
Thank you for your consideration and you involvement in our community, Cle Elum and surrounding area have a lot of 
growth coming, and your leadership today will be impactful for decades to come. 
 
‐‐  
Travis Fulton 





To: Cle Elum Planning Department
Cle Elum Mayor and City Council Members
119 W First St
Cle Elum, WA98922

Re: 47 Degrees North Major Amendment proposal

I am writing to provide the city with my very strong concerns about the Sun Communities
47' North proposal for the Bullfrog flats property.

The proposed manufactured home / RV community:
o is not in character with the City of Cle Elum or the upper valley

(a fundarnental requirement of the current zoning for the propertyJ,
o would create a new and separate prirrate tourist resort and not a natural extension

of city neighborhoods as originally envisioned/required by city zoning and current
approvals,

o is in its entirety a private business not a neighborhood [no lots will be created or
sold, all spots will be leased, and the project will be privateJ, wholly owned by a
large out-of-state publiclv traded corporation whose fiduciary duty is to its
shareholders,

o provides no significant benefits to upper valiey residents and tax payers, but
r will create serious anrl significant impacts on roads, police, fire, schools, emergency

services, hospitals anal other public services that can't {or won'tJ be fully mitigated
by the developer, and therefbre,

r will create extensive traffic congestion and gridlock conditions and an overall
i'eduction in ievels of service of upper county services which will require public
expenditures alncl increased upper county taxes to pay for, essentially a subsidy for
a private business,

Denial of the Sun Cornmunities proposai would nnt take a'Nay or reduce underlying
property rights" Thre originai u"nderlSring zonlng approl'alrvould still allow development of
this site, just not as a private resort/'rnanufactured home comrnrmity.

For all of these reasons, ancl others, I respectfully urge the City to DENY this proposed
major arnendment and retain the current approrred land use for the property.

Name

Street address

City

1101 Stone Ridge Drive

Cle Elum

08/25/21
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September 10, 2021  

 

City of Cle Elum,  

Attention: Planning Department/47 Degrees North, 

119 West First Street, Cle Elum, WA 98922. 

 

RE: 47 Degrees North Development Proposal 

 

 

To Whom it may concern:  

 

I write to you today as a resident of the State of Washington for almost 60 years, and a 

horse owner throughout that time. I also write as a retired land use planner and mostly-

retired land use attorney. I worked in the public sector for 30+ years writing all sorts of 

public policy material. The last 23 of those  years I worked for the King County Council 

on numerous public policy issues including the Growth Management Act, critical areas 

regulations, zoning and subdivision ordinance drafting, and issues between city and 

county governments. So I do recognize the many issues that face the City with regard to 

the proposal 

 

I am speaking on my own behalf and am not representing any potential litigant. Please 

make me a party of record. 

 

First, I think it is obvious to the City that the Horse Park is a statewide resource, serving 

thousands of people each year, and the City's commitment to that resource is appreciated 

by many many people. As growth continues, the opportunities for horse owners to 

recreate closer to home becomes more constrained, and the existence of the park is due to 

the diligent work of Todd Trewin and all the board members who pursued the project for 

decades. It has minimal environmental impacts, brings business to the City, and the users 

appreciate very much not being constrained to a sea of concrete at a fairgrounds, with 

drag races drowning out all other sound. The Horse Park is appreciated for its peaceful 

and low key atmosphere. Users would like to keep it that way.  

 

Trail use conflicts 

 

One of the intersecting issues between my life as a horse owner and that of a public 

policy analyst was the issue of trails, first how to get them addressed as an issue in master 

plans for areas such as Redmond Ridge and Snoqualmie Ridge, then to identify public 

lands that could be preserved for passive recreational use such as walking, bicycling and 

riding horses. But once the commitment is made to be save them, the next problem is 

getting the users to get along with each other. Conflicts can and do arise from situations 
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where all forms of passive activity get mixed together, and the proposal made by Sun 

Communities invites that potential conflict.  

 

The open space in the western portion of the project proposal, that is now used, with 

appropriate rights held by the Horse Park, for competitive cross country jumping, needs 

to be protected from conflicts of use such as presented by people walking with strollers, 

or pedestrians strolling without awareness of their environments, or bicyclists speeding 

along and running into horses and harsh words exchanged. Horses need room to see what 

is coming at them or up from behind and so on. The Proposal shows a trail through the 

area used during cross-country schooling, and that trail appears to have unregulated 

access from Bull Frog Road. This too could result in problems of mixing passive uses. 

 

These problems can be reduced with appropriate design, such as separation of walking, 

bicycling and riding trails, or if mixed uses, providing much wider areas for all uses to 

function. This separation of uses seems to be working at a park near me, and might work 

as well in this situation. But to accomplish it, in my view, requires a three-way 

arrangement between the City, the Horse Park, and Sun Communities regarding the 

design of trails in the Conservation area. A standing committee of some sort could be 

created to address these issues. What is not acceptable is for the project proponent to 

move in next door and then complain about Horse Park's activities as somehow offending 

the residents and visitors of the development. To that end, the "Managed Open Space" 

definition is somewhat vague and should be either better defined, or subject to a rigorous 

future public review and discussion. 

 

Affordable housing 

 

In the proposed conditions of approval, two alternatives are offered. #42 would simply 

give the City some land for a future "affordable housing " project. The other, #43, has the 

affordable housing units folded into the main project. Since the proposal is to install 

manufactured housing and build some multifamily units, it seems obvious that the 

affordable units should simply be integrated into the proposal. That approach avoids any 

stigma attached to an "affordable housing" project. IMO, it's far better public policy to 

integrate such housing than set it aside as somehow "special". And given the existing 

housing market through much of the state, much of the residential development proposed 

may actually be affordable, something that seems to be going the way of the dinosaurs. 

 

Miscellaneous  

 

"Residential Housing Unit" definition is very ambiguous about just how many units are 

intended. More than one? How does that affect the project size? The assumed water use? 

 

Proposed condition of approval should probably read "5. Phasing – Master Site Plan can 

be built in phases. Phasing plan shall be submitted for review and approval by the City 

with construction documents. Any changes to the phasing plan shall be approved subject 

to approval by the City." As drafted, the condition would not give the city the option of 

not approving, and contradicts the first sentence in the condition 
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Proposed condition of approval 9a, what uses are exempted from further review through 

the CUP process? 

 

Proposed condition of approval 9e is really broad and vague, it allows almost anything? It 

is broader than the City's existing code regarding RV parks (particularly 17.51.010G). 

 

Proposed condition of approval #45,"Temporary Housing" is a term that is used but not 

defined? Same for temporary housing site. 

 

Proposed condition of approval #78  Fire hydrants should be provided throughout all 

residential and RV Resort areas. Seems like this needs to be a shall, not a should. 

 

In Closing 

 

I want to commend the applicant for the tremendous amount of work that has gone into 

this proposal. It was particularly enlightening to read the history of the water rights issues 

in the Basin. I understand now why the project involves so many RV park spaces rather 

than pure residential uses, with the resulting water use reductions. I do  wonder how the 

owners of the manufactured units will get fire insurance, with insurance companies 

taking a beating across the country from all of the fires and storms. And I question 

whether  there will ever be a demand for 600 RV spaces at one time, but that remains to 

be seen.  I wish the City the best in finding the right set of conditions that meets the City's 

needs as well as the applicant's. 

 

 

Sincerely,  

 

/s/ 

 

Michele L McFadden 
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Meagan Hayes

From: Jay McGowan
Sent: Thursday, August 26, 2021 9:17 AM
To: Meagan Hayes; Gregg Dohrn - GRDohrn & Associates (Greggdohrn@comcast.net)
Subject: FW: Deny 47 degrees North

 
 

From: Jeff <jlmallula@msn.com>  
Sent: Thursday, August 26, 2021 8:59 AM 
To: Planning <planning@cleelum.gov>; Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; 
Ken Ratliff <kratliff@cleelum.gov>; Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven 
Harper <sharper@cleelum.gov>; Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Cc: Shelia Mallula <slmallula@msn.com> 
Subject: Deny 47 degrees North 
 
 

Good Afternoon.  I am writing to provide the city with my very strong 
concerns about the Sun Communities 47° North proposal for the 
Bullfrog flats property.   

Cle Elum and the surrounding areas have already turned significantly 
into a VBRO community.  People with no connection to the community 
come for a few days, party, overwhelm the local infrastructure, and 
surrounding natural environment.  47° North will greatly exacerbate 
the problem and will be a further destroy the fabric of the community. 

47° North; 

– is not in character with the City of Ce Elum or the upper valley (a 
fundamental requirement of the current zoning for the property), 
   – would create a new and separate private tourist resort and not a 
natural extension of city neighborhoods as originally 
envisioned/required by city zoning and current approvals, 
    – is in its entirety a private business not a neighborhood (no lots will 
be created or sold, all spots will be leased, and the project will be 
private), wholly owned by a large out-of-state publically traded 
corporation who’s fiduciary duty is to its shareholders, 
    – provides no significant benefits to upper valley residents and tax 
payers, but 
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    – will create serious and significant impacts on roads, police, fire, 
schools, emergency services, hospitals and other public services that 
can’t (or won’t) be fully mitigated by the developer, and therefore, 
    – will create extensive traffic congestion and gridlock conditions and 
an overall reduction in levels of service of upper county services which 
will require public expenditures and increased upper county taxes to 
pay for, essentially a subsidy for a private business, 
    – Denial of the Sun Communities proposal would not take away or 
reduce underlying property rights.  The original underlying zoning 
approval would still allow development of this site, just not as a private 
resort/manufactured home community. 
 
For all of these reasons, and others, I implore the City to DENY this 
proposed major amendment and retain the current approved land use 
for the property. 

Respectfully, 

Jeff Mallula 

PO Box 256 

Ronald, WA 98940 
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Meagan Hayes

From: Planning
Sent: Tuesday, August 31, 2021 8:58 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: Submitting Public Comment

 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Robin Buxton <robinb411@icloud.com>  
Sent: Monday, August 30, 2021 5:46 AM 
To: Planning <planning@cleelum.gov> 
Subject: Submitting Public Comment 
 
I am very concerned about the possible loss of open space forested land adjacent to the Washington State Horse Park 
and the effect it will have on equestrian activities, shows, recreation, and access to open trails. 
 
The Horse Park was designed, imagined, and constructed (still not complete) to serve as a statewide hub for equestrian 
enthusiasts of all disciplines and interests, including open space trail riding and competition. 
(No, we do not all want to ride around in oversized sandboxes.)  What is the proper protocol and format for making 
public comment and putting that on record which I would like to be able to do. 
 
Please respond. 
 
Thank you, 
 
Robin Buxton 
robinb411@icloud.com 
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Meagan Hayes

From: Planning
Sent: Monday, September 13, 2021 7:37 AM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh; Jay McGowan
Subject: FW: Proposed 47 Degrees North Project

 
 

From: Molly Law <mollylaw123@gmail.com>  
Sent: Friday, September 10, 2021 10:10 PM 
To: Planning <planning@cleelum.gov> 
Subject: Proposed 47 Degrees North Project 
 
Dear City of Cle Elum, 
 
I am writing as both a frequent user and financial supporter of the Washington State Horse Park, as well as an 
experienced land use attorney.  I am writing to request that, before moving forward with further consideration of the 47 
Degrees North Project, the City require Sun Communities to work with representatives of the Washington State Horse 
Park to develop a site plan, including open space and amenities, that are compatible with the existing and planned 
operations at the Park.  Having permitted numerous large commercial and residential developments in Washington, I am 
confident that Sun Communities can develop a project that is compatible ‐ and in fact integrates well ‐ with the existing 
Horse Park and trail system. Unfortunately, the current design does not achieve that outcome, and instead creates 
obvious conflicts between the existing Horse Park and some of the proposed improvements. 
 
I acknowledge and appreciate that the City may be eager to support the development of the 47 Degrees North Project.  I 
urge the City, however, not to sacrifice the existing investment that has been made ‐ at both the state and local levels ‐ 
in the Horse Park. Over the past decade, the Horse Park has developed a loyal following that generates significant 
revenue for the Cle Elum community.  I have regularly stayed in the local hotels and eaten at the local restaurants while 
attending events at the Horse Park. I can foresee the opportunity to stay at one of the 47 Degrees units while visiting the 
Park ‐ but only if the 47 Degrees North Project is designed in a manner that is compatible with the various equestrian 
activities that are the heart of the Horse Park. 
 
It is possible for the Horse Park and a version of the 47 Degree Project to co‐exist and ‐ perhaps actually become 
mutually supportive. The current layout/plan does not yet achieve this vision.  As explained in the letter from the 
Washington State Horse Park, the current design eliminates virtually all of the existing equine trail system, which is a 
critical component of the attraction of the Park for many riders.  Also, the current design proposes to locate 8 acres of 
affordable housing immediately adjacent to the recently constructed covered arena, which is a vital component of 
making the Horse Park a year round destination for riders and equestrian events. 
 
Rather than approving a design that is certain to leave the Council receiving constant complaints and detracting from the 
value of both projects, I urge you to require 47 Degrees North to sit down and work with the leadership at the 
Washington State Horse Park to develop a project design that the Park can support.  This development presents an 
opportunity for synergy between the two projects, rather than decades of future conflict and missed opportunities.   
 
I anticipate that Sun Communities will say that they have done all that they can.  Looking at the project layout, it is clear 
that they have not.  I know from years of experience, they can and will do more if required to do so.  With that in mind, I 
ask that the City will take a position that supports both its existing and future investments, rather than sacrificing the 
Horse Park to this new development.  Thank you for your consideration. 
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Molly Lawrence 
13421 108th Ave SW 
Vashon, WA 98070  
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Meagan Hayes

From: Planning
Sent: Monday, September 13, 2021 7:38 AM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh; Jay McGowan
Subject: FW: Disapproval of 47* North Comment / Concern Letter 

 
 

From: J Mankus <jgkidsnk@msn.com>  
Sent: Friday, September 10, 2021 10:51 PM 
To: Planning <planning@cleelum.gov>; Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; 
Ken Ratliff <kratliff@cleelum.gov>; Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven 
Harper <sharper@cleelum.gov>; Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Cc: J Mankus <jgkidsnk@msn.com> 
Subject: Disapproval of 47* North Comment / Concern Letter  
 

 
To the Attention of : 
 

City of Cle Elum – Mayor, City Council members, Planning Department, 

Re: 47 Degrees North Major Amendment proposal 

 
We are writing to provide the city with our very strong concerns and disapproval 
for the Sun Communities 47° North proposal for the Bullfrog flats property.  The 
proposed manufactured home / RV community: 

We agree with ever letter you have received with concerns about this 
development and all the facts presented in the letters.... especially those 
provided by Our Kittitas County Commissioners, Kittitas County Sheriff Clay 
Myers, Attorney James Carmody, Tom Uren, Larry Stauffer just to name a few.   

 We also agree with these statements 

  This development is not in character with the City of Ce Elum or the upper 
valley (a fundamental requirement of the current zoning for the property), 
  This development would create a new and separate private tourist resort and 
not a natural extension of city neighborhoods as originally envisioned/required by 
city zoning and current approvals, 
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    – is in its entirety a private business not a neighborhood (no lots will be 
created or sold, all spots will be leased, and the project will be private), wholly 
owned by a large out-of-state publically traded corporation who’s fiduciary duty is 
to its shareholders, 
    – provides no significant benefits to upper valley residents and tax payers, but 
    – will create serious and significant impacts on roads, police, fire, schools, 
emergency services, hospitals and other public services that can’t (or won’t) be 
fully mitigated by the developer, and therefore, 
    – will create extensive traffic congestion and gridlock conditions and an overall 
reduction in levels of service of upper county services which will require public 
expenditures and increased upper county taxes to pay for, essentially a subsidy 
for a private business, 
    – Denial of the Sun Communities proposal would not take away or reduce 
underlying property rights.  The original underlying zoning approval would still 
allow development of this site, just not as a private resort/manufactured home 
community. 
 
For all of these reasons, and others, We implore the City to DENY this proposed 
major amendment land use for the property. 

Respectfully, 

Gary & Joanne Mankus 

Nick Mankus 

Keri Mankus Kaestner 

211 Watson Cutoff Rd 

Cle Elum, WA. 98922 
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Meagan Hayes

From: Planning
Sent: Wednesday, September 8, 2021 11:16 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47* North Application Comments

 
 

From: Larry Stauffer <stauffer@Lynden.com>  
Sent: Wednesday, September 8, 2021 11:11 AM 
To: Larry Stauffer <stauffer@Lynden.com>; Steven Harper <sharper@cleelum.gov>; Planning <planning@cleelum.gov>; 
Mickey Holz <mholz@cleelum.gov>; Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov>; 
Beth Williams <bwilliams@cleelum.gov>; Jay McGowan <jmcgowan@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; 
John Glondo <jglondo@cleelum.gov> 
Subject: Re: 47* North Application Comments 
 
Please consider this email an additional comment to my set of comments previously submitted.  
 
The City of Cle Elum should be required to hire a specialized land use attorney, unaffiliated with any of the current 
parties associated with the Sun Communities proposal review process, to participate with the City’s review team 
assembled to prepare the Staff Report. 
 
It is expected that much of the response to the public comment related to the Applicant’s proposal will be prepared by 
Sun Communities attorneys. Therefore, it is critical that an independent and credentialed land‐use attorney is employed 
to provide guidance to the review team as it relates to the interpretation and analysis of the Sun Communities’ 
response. 
 
Larry Stauffer 
2661 Lower Peoh Point Road 
Cle Elum, WA 98922 
 

Sent from my iPhone 
 

On Sep 7, 2021, at 7:13 PM, Larry Stauffer <stauffer@lynden.com> wrote: 

  
Attached please find my comment letter. 
LKS 
<47Letter.docx> 
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Meagan Hayes

From: Planning
Sent: Wednesday, September 8, 2021 11:09 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: Totally opposed to 47 Degrees North

 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Nancy Gore <nsomsengore19@gmail.com>  
Sent: Wednesday, September 8, 2021 11:08 AM 
To: Planning <planning@cleelum.gov> 
Cc: Bruce Gore <GO1966RE@gmail.com> 
Subject: Totally opposed to 47 Degrees North 
 
My husband and I (Bruce and Nancy Gore) live at 60 Equinox Drive, Cle Elum.  We attended the city council meeting 
August 23rd to support the effort to “Stop 47 North”.  This particular project stresses county and city resources. The 
project in its proposed is nothing like what was approved in 2002. It is the wrong type of housing development for Cle 
Elum, surrounding communities and indeed the rest of Kittitas County. 
 
Sent from my iPhone 
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Meagan Hayes

From: Jay McGowan
Sent: Tuesday, August 31, 2021 11:30 AM
To: Planning; Greg Dohrn; Meagan Hayes
Subject: FW: 47 Degrees North Major Amendment

From: Alfred Greiner <greinerac@live.com>  
Sent: Friday, August 27, 2021 4:02 PM 
To: Jay McGowan <jmcgowan@cleelum.gov> 
Cc: John Glondo <jglondo@cleelum.gov>; kratiff@cleelum.gov; Beth Williams <bwilliams@cleelum.gov>; Mickey Holz 
<mholz@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; Matthew Lundh <mlundh@cleelum.gov>; Ruston 
Weaver <rweaver@cleelum.gov> 
Subject: 47 Degrees North Major Amendment 

Distinguished City of Cle Elum Mayor and city council members, 

This email is to voice some concerns regarding the 47 Degrees North project that is applying to amend the original 
programming the City of Clem Elum completed for the area planned for this project. 

Some of the concerns are: 
‐ The short the timeline requested for approval of the amendment to the original plan.  Can such an important 

decision, which will impact the City of Cle Elum’s direction be made by the end of this year? 

‐ The tone of the requested changes appears a major deviation from the previously approved traditional sub‐
division.  

‐ Do the requested revisions align with the character and intent of the long‐term goals for the City of Cle Elum and 
the upper valley? 

‐ Does the proposed 47 Degrees project align with the zoning goals of the original program? 
‐ Will the population of proposed 47 Degrees project be motivated to take a lasting permanent stake in the area? 
‐ Does the timeline proposed for approval allow sufficient time to understand? 

o Traffic on Bull Frog Road especially the circle at 903
o The impact this type of development will have on the supporting utilities infrastructure
o The effect of the proposed type of community on the local police, fire, and medical facilities

Hopes are that at a minimum the people of the City of Cle Elum administration responsible for making these so very 
important decisions, which will have such an impact on the long‐term future of the area, will not allow for this decision 
to be made in haste.  

Appreciate your time and attention, 

Alfred Greiner 
403 S 1st Street, Box 322 
Roslyn, WA 98941 
509 649 5389 
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Meagan Hayes

From: Jay McGowan
Sent: Tuesday, August 31, 2021 11:30 AM
To: Meagan Hayes; Greg Dohrn
Subject: FW: 47 Degrees North Major Ammendment

From: J Thomer <nerdygirl@hotmail.com>  
Sent: Friday, August 27, 2021 3:52 PM 
To: Planning <planning@cleelum.gov> 
Cc: Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; 
Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; 
Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47 Degrees North Major Ammendment 

I am writing to express my fervent apprehension regarding the Sun Communities 47° North 

proposal for the Bullfrog flats property. 

Although I’ve never been a city planner or had any involvement in the details of city 

infrastructure, as a layperson, I can see that a change in the current zoning to allow the 

proposed manufactured home / RV community instead of individually owned stick‐built homes 

will have a VERY negative impact and will result in (among other things): 

 Higher taxes for existing homeowners to pay for the extensive and far‐reaching
infrastructure required for a huge, fast, influx of people moving into the Sun
Communities blight.

 The tax base for hundreds of stick built homes would be far greater than a tax bill for one
large land owner. The taxes from individually owned homes would essentially be a COLA
for the city whereas, I imagine, SC has a stable full of smart lawyers that would balk at tax
increases and would fight it at every turn.

 The character of the area would change greatly, for the worse. This is a nice area, a
development like this is not.

 Increased traffic, creating congestion. It’s already bad in areas on the weekends.
 Overburdened schools. Where will new schools be built? Does the city already own a

chunk of land for this? Again, the developer will NOT be paying their fair share of the
changes they would create.

 Significant negative impacts on police, fire, medical and other public services that won’t
be fully paid for by the developer, so will fall on the rest of us land owners.

 I don’t want to pay for the profits of a private corporation so they can pass it on to their
shareholders and corporate officers. Time to STOP corporate welfare from the working
people.
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 Denial of the Sun Communities proposal will create local jobs for construction of stick 
built homes. Why would the City of Cle Elum want to deny people jobs?  

 

The preceding is just a quick list off of the top of my head. I could come up with a plethora of 

reasons that would warrant DENIAL of this proposal. I respectfully urge the City to DENY this 

proposed amendment and retain the current approved land use zoning for the property.  

Julie Thomer  

305 W California Ave  

Roslyn, WA  

98941  
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Meagan Hayes

From: Planning
Sent: Wednesday, September 8, 2021 2:14 PM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 degree Bullfrog Flats

‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Mike Canady <ellensburgangler@gmail.com>  
Sent: Wednesday, September 8, 2021 2:07 PM 
To: Planning <planning@cleelum.gov> 
Subject: 47 degree Bullfrog Flats 

I am writing this letter in opposition to the newly modified plan for the bullfrog flats development, I understand we are 
going to grow an I am OK with that, I think we need to really take a look at this trailer park and deny the new application, 
We ned to go back to how it was originally planned for so many reasons including, Property taxes not being properly 
paid, too much influx will put a strain on the schools, Fire, Medics, Stores, Roads and so much more. I know deep down 
the commissioners will do the right thing and vote this down. Please don’t let this big corporation bully the city of Cle 
Elum around. I am totally ok with he original plan of stick built houses but no a trailer park and RV park. I hope you have 
a great day and thank you for taking the time to listen to my concerns. 

Thanks  

Mike Canady 
Roslyn WA 
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Meagan Hayes

From: Planning
Sent: Wednesday, September 8, 2021 12:24 PM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 Degrees North Major Amendment

From: Catherine Cook <cgcook601@gmail.com>  
Sent: Wednesday, September 8, 2021 12:19 PM 
To: Planning <planning@cleelum.gov> 
Cc: Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; 
Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; 
Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47 Degrees North Major Amendment 

Dear Planning Department, Mayor, and Councilmembers 

The 47°N Major Amendment changes the Trendwest/Suncadia agreement from 2002 in substantial ways. The original 
development agreement is unrecognizable in the 47°N incarnation. Those changes are reason enough to vote down the 
proposed amendment. 

The original agreement specified 1,334 housing units, stick‐built on individual lots owned by the homeowner. This new 
development proposal calls for 1,634 housing units. Of those, 707 will be manufactured housing units, placed on leased 
property whose ownership resides with a for‐profit corporation. In addition, the development adds a 627‐space RV 
park. How can any of this be seen as equivalent to the original agreement? 

Please consider that the assessed valuation of the amended project is estimated to be $200 million at the end of 
buildout in 2028. Compare this with the $1.3 billion estimated value of the original project (at the end of a 30‐year 
buildout). How can this drastically reduced value provide enough tax revenue to support all the increased infrastructure 
needs? It can’t; upper county property owners will end up footing the bill. We will be subsidizing the profits of an out‐of‐
state corporation. (These figures are quoted from the Draft SEIS Fiscal Memo, Appendix K.) 

This development is not in character with the city of Cle Elum, a fundamental requirement of current zoning for the 
property. In addition, it doubles the population of our area in a seven‐year period and creates a transient population 
with no stake in our community. 

Please protect our community by denying this project—it will permanently change the character of our towns. 

Respectfully, 

Catherine Cook 
402 E Idaho 
Roslyn, WA 
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Meagan Hayes

From: Planning
Sent: Wednesday, September 8, 2021 12:23 PM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 Degrees North

 
 

From: MICHAEL JOHNSTON <SLEDOGN@hotmail.com>  
Sent: Wednesday, September 8, 2021 12:14 PM 
To: Planning <planning@cleelum.gov> 
Cc: Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; Ken Ratliff <kratliff@cleelum.gov>; 
Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; 
Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47 Degrees North 
 

September 8, 2021  

To: City of Cle Elum 
Mayor 
City Council Members 
Planning Department  

From: Michael & Doreen Johnston 

50 Nelson Creek Rd 

Cle Elum WA 98922 

 

RE: 47 Degrees North Application- Written Comments  

Please consider this correspondence my response to the Sun Communities 
Notice of Application for Major Modification of Bullfrog UGA Master Site Plan and 
Development Agreement dated August 12, 2021.  

I am strongly opposed to the Sun Communities proposal, as are the vast majority 
of the citizens of Cle Elum and the upper county. The proposal is an abomination 
and if allowed to be developed in the manner submitted would have wide-ranging 
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negative effects on the community from both an economic and cultural basis. It is 
not hyperbole to expect that if built, it will destroy the community as we know it. 

The Bullfrog Flats area will ultimately be developed into housing. I am not 
opposed to development, I am opposed to the Development Proposed by Sun 
Communities. The originally approved Master Plan had flaws, but it represented 
a more typical neighborhood approach; with fee simple land, individualized stick-
built structures, a preclusion from RV’s after the build-out and expectations for 
the use of a local construction workforce and locally supplied materials. 

There are many reasons to reject Sun Communities proposal: 

Major Modification Not appropriate. 

1. The proposal as presented by Sun Communities does not represent a
modification to the Master Site Plan and Development Agreement. It is a
whole different animal and should be treated as such.

2. The application should be considered a new land use action and the City’s
review should be consistent therewith.

3. The proposal should be vested under the regulations currently in place.

Application Incomplete

 Sun Communities has presented an incomplete application. The Applicant
submitted the following statement in its application: “Please consider this a
partial submittal to the Major Modification to the master Plan for 47* North.
The Conditions of Approval, Additional Development Standards, and
supporting documents will follow in the coming weeks.”

 Sun Communities failed to provide details as required in CEMC 17.45.080,
Application for mixed use approval. Specifically:

o 17.45.080, A. A statement summarizing how their planned
development meets the purposes and objectives of the planned mixed
use district.

o 17.45.080, C.2. A statement specifying the program for development,
including phasing or completion schedules, if any, and the anticipated
project completion date.

o 17.45.080, C.10. A statement identifying applicable policies of the Cle
Elum comprehensive plan, any subarea plan and any annexation and
or development agreements, and demonstrating how the development



7

proposal meets such policies and the objectives of this chapter.  
 

The application fails to include all documents and statements required 
to be considered a complete application. The citizenry is allowed to 
comment on a complete and comprehensive application rather than a 
partial submittal. As a result of the applicant’s failure, the City should 
determine that the application is incomplete, require the applicant to 
re-submit with all supporting documentation; and once all supporting 
documents have been submitted and available for public review, 
initiate a second comment period.  
 

Notice of Application  
 

The Notice of Application on the City Website sets out an overview of 
both the Required Permits and Approvals and the Application 
Review Process. The process is not well defined or clear about the 
steps to be taken and provides conflicting statements as to the 
process of approval.  

 Required Permits and Approvals: The proposed modifications are subject 
to City Council review and approval. If approved, a new Development 
Agreement between the City and Sun Communities will also be prepared 
for City Council review and approval.  

 Application Review Process: The requested modifications are being 
processed as a Type 4 application which includes an initial 15-day public 
comment period. All comments received by the City will be posted on the 
City-website and the Project Sponsor will be provided with an opportunity to 
review and respond to the comments received by the City. The City 
Development Review Team will then review the application materials an all 
comments received and determine whether the application is consistent 
with the Development Agreement and the regulations under which the 
project is vested. A written Staff report with recommended Conditions of 
Approval will be prepared and made available for public review and 
comment. In addition, a public hearing will be conducted to receive further 
comments. All comments received by the City will be reviewed and a 
recommendation will then be made to the city Council, who will decide 
whether to approve the modified Master Site Plan and New development 
Agreement.  
 

The steps outlined within the section Required Permits and 
Approvals statesthat the City Council must review and approve the 
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proposed modifications in ADVANCE of the preparation of a new 
Development Agreement. The Application Review Process set-forth an 
entirely different set of steps. The document is confusing to the public and 
creates a sense of disarray as it relates to how the application is to be 
processed.  
 

Bifurcate the City’s Consistency Review and Staff Report process.  
 

Because of the complexities of issues presented as a result of the 
applicant’s proposal, the amount of research, legal review and analysis 
required by the City review staff will be enormous. The City should bifurcate 
the process into two parts in order to minimize time and expense, and 
provide the appropriate level of public insight necessary for a proposal of 
this magnitude as it relates to the determinations made by City staff.  
 

Zoning and Code review.  

 The proposed project should first be reviewed against all current zoning and 
Cle Elum Municipal Code. A staff report outlining the City’s determination as 
to whether the proposal conforms to all of the City zoning and municipal 
code should be presented to the applicant, public, and if necessary, to a 
hearing examiner for consideration. Only after citizen review and comment, 
and if necessary, a hearing examiner’s opinion is rendered, should the 
second phase of the review be considered. If it is determined that the 
proposal is not consistent with current zoning and all applicable code, the 
proposal should be rejected. If it is determined that the proposal is in 
conflict with code or zoning, the City has the right to propose zoning or 
ordinance changes to the City Council. It is not appropriate however, to 
modify zoning or code within the context of a Development Agreement.  

 Once the review outlined above is completed and only in the event that the 
proposal was determined to be consistent with all current zoning ordinances 
and applicable municipal code, the City staff should initiate the second 
stage of the review process, including the drafting of the appropriate 
Development Agreement. While it may be possible that differences of 
opinion exist as it relates to the interpretations of specific regulation(s); the 
City staff owes it to the community to interpret such regulation(s), in all 
cases, to the benefit of the community and with ample consideration to the 
desires of the public.  
 

Zoning, PMU Planned Mixed Use District  
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 17.45.010, Purposes and objectives.  
o Sec.A.3. To encourage building design that is in keeping with the 

climate and the traditional rural, small town, mountain character of the 
Cle Elum Area;  

o Sec.A.5. To ensure that all development gives adequate consideration 
to and provides mitigation for the impacts it creates with respect to 
transportation, public utilities, open space, recreation and public 
facilities….  

o Sec.B.2. To create attractive, pedestrian-oriented neighborhoods with 
a range of housing types, densities, costs and ownership patterns  
 

The afore mentioned purposes and objectives stand in stark contrast 
to the proposal submitted by Sun Communities.  

 17.45.050, Uses Permitted  
o Sec.A. All principally and conditionally permitted uses in this title may 

be allowed in the PMU district…   
 

Permitted uses include  

 R-Residential District; and  
o RM- Multiple Family Residential District  
o 17.16, R-Residential District; 17.16.010 Outright Permitted uses; Sec. 

A. One single-family dwelling per legal lot of record (including 
manufactured homes) and duplexes with not more than one duplex 
per street frontage per block.  

o 17.20, RM Multiple Family Residential District; 17.20.010 Permitted 
uses; Sec. A. Single-family dwellings, multiple-unit dwellings and 
townhouses.  
 

Single-family dwellings are allowed within the Planned Mixed Use 
District because they are allowed in both the Residential District and 
the Multiple Family District. However, the code clearly and 
unambiguously states that each single family dwelling must be placed 
on a single tax parcel, “One single-family dwelling per legal lot of 
record (including manufactured homes)”.  
 

The applicant’s proposal is to construct a traditional 
manufactured/mobile home park. All single-family residences are 
proposed to be placed on “un-plotted lots” under the ownership of and 
management of the park developer. The Cle Elum zoning ordinance 
does not recognize manufacture/mobile home parks a permitted use 
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within Any zoning district of the City.  
 

Mitigation and Economics  
 

The Applicant should be required to mitigate 100% of the negative 
impacts associated with the proposed development. All mitigation 
should be made concurrent with the actual build-out of the 
development. Mitigation should be addressed relative to all City, 
County, State and local associated special district impacts. All details 
associated with such mitigation requirements and agreements should 
be detailed within a newly created Development Agreement and 
subject to public review rather than in separate stand-alone 
agreements as proposed by the Applicant. CMCU 17.140 specifically 
authorizes the City to include affected public service providers as legal 
parties to the Development agreement at the City’s discretion. In the 
interest of transparency and comprehensive mitigation of this unique 
and far-reaching project, the City should exercise such discretion.  
 

The Applicant’s proposal will generate substantially less revenue in 
the form of taxes than the original Master Plan approved in 2002. 
Some methodology should be imposed upon the Applicant and/or its 
future renters to ensure that all of the fiscal impacts associated with 
the development are paid for by the Applicant and/or its renters rather 
than the other tax payers in the upper county.  
 

Too Large to Fail  
 

Sun Communities’ proposal envisions a huge RV and 
Manufactured/mobile home park that would nearly double the 
population of Cle Elum and the surrounding area. This private resort 
which is isolated from the rest of Cle Elum is nothing but a large 
business attempting to set-up up a for-profit-company disguised as 
housing. If the economics of this company fail, and the company 
defaults in respect to its obligations, the City will end up holding the 
bag. The City of Cle Elum does not have the capacity to take on such 
a burden and is not in the financial position capable of taking on such 
a risk.  
 

Predatory Housing Practices  
 

The only beneficial party to the Sun Communities proposal are the 
Sun Community investors. The citizens of Cle Elum and the upper 
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county will be robbed of the tax base initially contemplated within the 
Approved Master Plan and will be saddled with increased traffic, 
decreased public services, over-stressed schools, a decrease in 
recreational opportunities and a giant trailer park plopped within what 
was once our small-town mountain home. The owners of the 
manufactured houses will face annual increases in lease payments, 
higher mortgage rates than with traditional housing, devaluation and 
deterioration of the actual structures and no opportunity to build equity 
in what they thought was their home. Individuals that can least afford 
to be taken advantage of are the ones that trailer parks feast upon. 
Modular housing parks are a scam dressed-up as entry level housing.  
 

Who’s Listening?  
 

The Community has spoken loud and clear. It wants no part of the 47* 
North development. The Mayor and the City staff have a substantial 
amount of discretion as it relates to the interpretation of the City 
zoning and municipal codes. Their interpretations will constitute the 
basis for the Staff Report which is expected to include a 
recommendation for approval or rejection of the Applicants proposal. It 
is the responsibility of the Mayor and the City staff to protect the 
interests of the community at every available opportunity and as such 
should exercise such discretion wisely.  
 

Sincerely, 
o Michael & Doreen Johnston 

o sledogn@hotmail.com 
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Meagan Hayes

From: Greg Dohrn
Sent: Thursday, September 9, 2021 4:53 PM
To: Russell Toepfer; Meagan Hayes
Cc: Spencer Crabb; Nikki Jeffries
Subject: RE: 47 Degrees North project

 
 

From: Russell Toepfer <russell@hannouchearchitects.com>  
Sent: Tuesday, September 7, 2021 9:38 AM 
To: Greg Dohrn <gdohrn@cleelum.gov>; Meagan Hayes <mhayes@cleelum.gov> 
Subject: RE: 47 Degrees North project 
 
Good morning, Megan and Greg – 
I hope you each had a good Labor Day weekend. 
Just checking in to see if you have seen the e‐mail, below, I sent Friday and if either/both of you have any responses to 
my questions. 
You can answer the e‐mail below or call me at (949) 261‐2070, at your earliest opportunity. 
 
Thank you! 
 
Best regards, 
  
RUSS TOEPFER 
Senior Project Architect 
  
  
HANNOUCHE ARCHITECTS 
20250 SW ACACIA STREET, SUITE #145 
NEWPORT BEACH, CA 92660 
T: 949.261.2070  F: 261.5482 
russell@hannouchearchitects.com 
  

  

CONFIDENTIAL AND PRIVILEGED COMMUNICATION:  This e‐mail transmission, and any documents, files, or previous e‐mail messages attached to it, may contain confidential 
information that is privileged.  If you are not the intended recipient, or person responsible for delivering to the intended recipient, you are hereby notified that any disclosure, 
copying, distribution or use of any of the information contained in or attached to this message is STRICTLY PROHIBITED.  Interception of e‐mail is a crime under the Electronic 
Communications Privacy Act, 18 U.S.C. 2510‐2521 and 2701‐2709.  If you have received this transmission in error, please immediately notify the sender by reply email or by 
telephone at (949) 261‐2070, and destroy the original transmission and its attachments without, whole or in part, reading or saving the contents to disk.  Thank you. 

Hello Russ. I’ll respond briefly to your questions, Spencer or Nikki with Atwell/Sun Communities can elaborate. 
 
The proposed Major Modifications to the approved Master Site Plan are going through the initial round of public review 
and comment. Our goal is to have a decision on the modification request before the end of the year. It would be very 
premature to submit any plans prior to a decision being made on the modifications, especially since the approved 
master site plan includes only the construction of 1,334 single family residences.  
 
The meeting on September 13th is a regular meeting of the Cle Elum City Council. On the agenda are proposed revisions 
to how the City processes land use permits including the establishment of a Land Use Hearings Examiner . The approval 
of these proposed revisions will have a significant bearing on the time required to process the major modifications.  
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I should also point out that upon approval of the proposed major modifications there are several implementing 
measures that would need to occur before building plans could be submitted, most notably the submittal of a 
subdivision(s), binding site plan, or other instrument to establish the building sites. Spencer and Nikki can advise you on 
the plans and timing for those actions. 
 
I hope this information is helpful!   

From: Russell Toepfer  
Sent: Friday, September 3, 2021 10:59 AM 
To: gdohrn@cleelum.gov; mhayes@cleelum.gov 
Subject: 47 Degrees North project 
 
Hello – 
I am with the architecture firm which is working with Sun Communities on the apartment project to be part of 47 
Degrees North.  I understand that the Proposed Major Modification for the site is currently in process, and that there is a 
meeting on September 13. 
First, I would like to find out what is the process and timing for its finalization. 
As well, I would like to find out what is the process for Planning Department approvals for the apartment project.  Do we 
need to wait until the Modification is approved?  Is there a formal approval process for Planning?  Do we need to submit 
design drawings with floor plans, elevations, colors, etc., for such approvals?  When would be an appropriate time for 
this, in relation to the Modification approval? 
 
I would appreciate if one of you could call me at your first opportunity to discuss this further. 
 
Thank you very much!! 
 
Best regards, 
  
RUSS TOEPFER 
Senior Project Architect 
  
  
HANNOUCHE ARCHITECTS 
20250 SW ACACIA STREET, SUITE #145 
NEWPORT BEACH, CA 92660 
T: 949.261.2070  F: 261.5482 
russell@hannouchearchitects.com 
  

  

CONFIDENTIAL AND PRIVILEGED COMMUNICATION:  This e‐mail transmission, and any documents, files, or previous e‐mail messages attached to it, may contain confidential 
information that is privileged.  If you are not the intended recipient, or person responsible for delivering to the intended recipient, you are hereby notified that any disclosure, 
copying, distribution or use of any of the information contained in or attached to this message is STRICTLY PROHIBITED.  Interception of e‐mail is a crime under the Electronic 
Communications Privacy Act, 18 U.S.C. 2510‐2521 and 2701‐2709.  If you have received this transmission in error, please immediately notify the sender by reply email or by 
telephone at (949) 261‐2070, and destroy the original transmission and its attachments without, whole or in part, reading or saving the contents to disk.  Thank you. 
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Meagan Hayes

From: Planning
Sent: Thursday, September 9, 2021 4:28 PM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh; Jay McGowan
Subject: FW: 470 North Major Modification Amendment Concerns

 
 

From: Jack Jenson <Jenson_Jack@msn.com>  
Sent: Thursday, September 9, 2021 4:26 PM 
To: Planning <planning@cleelum.gov> 
Subject: 470 North Major Modification Amendment Concerns 
 
Hon. Mayor McGowan, City Council Members and Area Citizens  – 
 
We are writing to you to express our concerns with the proposed 47o North Major Modification Amendment and its 
potential far reaching negative impacts to the Cle Elum and Upper Kittitas County.  These effects have not been 
adequately identified and thoroughly studied in the planning process to date.  We would like to refer to three letters 
published in the North Kittitas County Tribune August 19,2021. The authors include the Kittitas County Board of 
Commissioners, Clay Myers, Kittitas County Sheriff and Brent Hals, the mayor of Roslyn.  We share each and every 
concern expressed in these letters. In reviewing documents presented to the public we cannot find the developer, Sun 
Communities, proposing specifics of the extent they will participate financially in the costs that may be attributable to 
this project and beyond the 2028 buildout.  The related EIS and SEIS process does not address the forward thinking 
detail of the wide scope of impacts and financial outcomes the original Proposal and this Amendment poses for the 
Kittitas County community.  Because we have been provided with little detail of the forecast of financial outcomes 
surrounding the 47o North project a thorough risk/benefit analysis for our review is not possible.  Absent an informed 
decision we are left to subjectively offer our opinion how to proceed. What we do know is the detrimental effects of 
more than doubling the population of a small community area in a short timeframe.  The risk/benefit appears to highly 
weighted as a risk for Cle Elum.  The mayor and the council should request a more thorough Fiscal Impact Study of the 
47o North project and this Amendment looking to the future.  This study should identify all likely cost areas where cost 
share is appropriate and the of potential shortfall costs to Cle Elum.   
 
It is imperative to look at what Atwell/Sun Communities (SC) is and has done in the last 25 years.  SC is a fully integrated 
real estate investment trust (REIT) listed on the NYSE (New York Stock Exchange) since 1993.  During a recent June 
presentation Sun Communities presented itself as the premier owner operator of RV and manufactured housing in the 
US.  Reviews of quarterly financials presented to the SEC (Securities and Exchange Commission) show a very financially 
successful company.  The firm has experience funding projects in the more than 500 communities and you may expect 
them to be well acquainted with opposing legal issues facing development in a small community similar to Cle 
Elum.  The City of Cle Elum has a budget of just over $13 million. SC, in its most recent most quarterly SEC filing indicates 
it has a market value of $22 billion.  Kinda’ like Godzilla vs Bambi.  The company retains ample financial assets to fund 
multiple improvement, service and staffing needs related to 47o North.  However, given what SC is and has done, Cle 
Elum must be prepared to defend itself and negotiate with SC as an experienced and vigorous legal effort.  This could 
likely be a daunting task to preserve the wonderful small town character of Cle Eum we all enjoy.       
 
What we can infer from the info provided is the unsuitability of the project for Cle Elum.  I highly recommend the mayor 
and city council REJECT this Amendment. 
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Lastly, the Bullfrog Flats area is an area that has been essential to the Cle Elum equine community for many years.  It 
needs to be preserved and maintained in its current state. I request the mayor and city council find a way to protect the 
land that is west of the horse park, the 75 acres parcel now for sale there.  We ride horses there often and many people 
use it recreationally in other ways. We used to be able to rent horses there for our guests to take them on a trail ride to 
show them a little bit of our amazing life here in Cle Elum. The western dream is a great draw to this area and largely 
defines our unique culture. I am asking that you find a way to preserve this land so it can continue to be used by the 
people of this community as well as our many visitors so that they may enjoy the beauty of what we have here.  Thank 
You.  
 
Respectfully – 
 
Jack Jenson – Cle Elum farmer 
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Meagan Hayes

From: Planning
Sent: Thursday, September 9, 2021 4:28 PM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh
Subject: FW: 47 Degree North - Traffic Study

 
 

From: Charles Lynch <charleslynch3@comcast.net>  
Sent: Thursday, September 9, 2021 4:24 PM 
To: Planning <planning@cleelum.gov> 
Cc: Jay McGowan <jmcgowan@cleelum.gov> 
Subject: 47 Degree North ‐ Traffic Study 
 
Planning Department, 
 
I have several concerns with the proposed 47 Degree North development.  But my biggest concern is traffic on Bullfrog road 
and within Roslyn and Cle Elum.  I reviewed the 47 Degree North traffic study posted on the City’s web site and had concerns 
with mitigation recommendations. There are no new road or road expansions proposed.  In general they all appear to 
minimize the real needs.  Just look at what we experienced last Monday (Labor Day Weekend) and that was just vehicles 
passing through the area, and this is typical of most summer and holiday weekends.  When 650+ RV park and guests try to exit 
at the same time it will make a concert at the Gorge look good.  I only hope we don’t have any emergencies at the same time. 
 
The current mitigation plan doesn’t appear to adequately address the traffic issues. I would recommend another 3rd party 
traffic study be done to validate these findings. On the surface this looks like a bad or incomplete study.  We don’t want to 
create another Seattle Metro traffic condition in our neighborhood.  
 
Charles Lynch,  PE 
91 Jumbo Mine Lane 
Cle Elum, WA 98922 



6

Meagan Hayes

From: Planning
Sent: Thursday, September 9, 2021 4:07 PM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 Degree N major amendment

 
 

From: Susan Dunn <susanr726@gmail.com>  
Sent: Thursday, September 9, 2021 4:00 PM 
To: Planning <planning@cleelum.gov> 
Cc: Jay McGowan <jmcgowan@cleelum.gov>; Beth Williams <bwilliams@cleelum.gov>; Ken Ratliff 
<kratliff@cleelum.gov>; Matthew Lundh <mlundh@cleelum.gov>; Steven Harper <sharper@cleelum.gov>; Mickey Holz 
<mholz@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47 Degree N major amendment 
 
 

City of Cle Elum – Mayor, City Council members, Planning Department, 

Re: 47 Degrees North Major Amendment proposal 

 
I am writing to provide the city with my very strong concerns about the Sun Communities 
47° North proposal for the Bullfrog flats property.  The proposed manufactured home / RV 
community: 

 
    – is not in character with the City of Cle Elum or the upper valley (a fundamental 
requirement of the current zoning for the property), 
   – would create a new and separate private tourist resort and not a natural extension of 
city neighborhoods as originally envisioned/required by city zoning and current approvals, 
    – is in its entirety a private business not a neighborhood (no lots will be created or sold, 
all spots will be leased, and the project will be private), wholly owned by a large out-of-
state publically traded corporation who’s fiduciary duty is to its shareholders, 
    – provides no significant benefits to upper valley residents and tax payers, but 
    – will create serious and significant impacts on roads, police, fire, schools, emergency 
services, hospitals and other public services that can’t (or won’t) be fully mitigated by the 
developer, and therefore, 
    – will create extensive traffic congestion and gridlock conditions and an overall 
reduction in levels of service of upper county services which will require public 
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expenditures and increased upper county taxes to pay for, essentially a subsidy for a 
private business, 
    – Denial of the Sun Communities proposal would not take away or reduce underlying 
property rights.  The original underlying zoning approval would still allow development of 
this site, just not as a private resort/manufactured home community. 
 
For all of these reasons, and others, I implore the City to DENY this proposed major 
amendment and retain the current approved land use for the property. 

Respectfully, 

_Susan Dunn_______ 

Name 

1050 Westside Rd 

Cle Elum WA,98922_______________ 

Address 

 
Sent from my iPhone 
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Meagan Hayes

From: Planning
Sent: Thursday, September 9, 2021 8:43 AM
To: Meagan Hayes; Kathi Swanson; John Glondo; Ken Ratliff; Beth Williams; Mickey Holz; Steven Harper; 

Matthew Lundh; Ruston Weaver
Subject: FW: 47 North Project

 
 

From: Best Bulbs <bestbulbs@sbcglobal.net>  
Sent: Thursday, September 9, 2021 8:42 AM 
To: Jay McGowan <jmcgowan@cleelum.gov> 
Subject: 47 North Project 
 
Hello, 
 
Very simply stated, do the right thing and vote down the 47 North project. I, and many other residents of this community, 
do not want it. You are well aware that it is quite evident that this development will have very detrimental effects on our 
community. Clearly, the developer is unethical, not local, and does not have the best interest of our community in mind. 
Vote NO to 47 North! 
 
Sincerely, 
Paul Grutzner 
321 W. 4th St. 
Cle Elum 



2

Meagan Hayes

From: Jay McGowan
Sent: Thursday, September 9, 2021 8:53 AM
To: Planning; Meagan Hayes; Greg Dohrn
Subject: FW: 47 degrees

 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Bryce <bassist23@yahoo.com>  
Sent: Wednesday, September 8, 2021 8:01 PM 
To: Jay McGowan <jmcgowan@cleelum.gov> 
Subject: 47 degrees 
 
Dear planning committee and city of Cle Elum  
 
By now you have heard the concerns of the community regarding the proposed site at 47° north.    It does not seem to 
be in our communities interest to foist this much infrastructure pressure on a community that is not in support of such 
growth by a private company that does not wish to contribute in a meaningful way to this infrastructure improvement.    
The community is not prepared for this type of development and it will have a negative impact on our way of life for 
generations to come.   I’m also quite concerned about the increase draw on the already stressed water table by nearly 
doubling our cities size in such a short period of time.    I sincerely urge you to put at least a meaningful pause on this 
until all angles can be considered 
 
Sincerely  
Bryce Van Parys 
Ronald, WA 
 
 
Sent from my iPhone 
 
Sent from my iPhone 
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Meagan Hayes

From: Planning
Sent: Thursday, September 9, 2021 9:00 AM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Matthew 

Lundh; John Glondo; Beth Williams
Subject: FW: 47 Degree North - Request to Reject the Proposal from Sun Communities

 
 

From: Lisa Hegg <lisahegg100@gmail.com>  
Sent: Thursday, September 9, 2021 8:54 AM 
To: Planning <planning@cleelum.gov> 
Subject: 47 Degree North ‐ Request to Reject the Proposal from Sun Communities 
 
We have lived in Upper County for the past 5 years.  We love our Community, and have enjoyed making new friendships, 
and recreating in our beautiful area.  However, we were astounded to learn about the 47 Degrees North Project on 
Bullfrog Road.  This Proposal, from Sun Communities is vastly different from the Master Plan negotiated in 2002, 
between the City of Cle Elum and Suncadia.  There are many reasons that the City of Cle Elum Councilmembers should 
not approve this "Major Modification", which is essentially a new "Proposal". 
 
1.  This Project does not offer affordable housing for our Community.  Sun Communities will own the land, charging 
rent.  This rent can & will be raised over the years.  Unfortunately, mobile home parks only depreciate in value.  Sun 
Communities is the only Winner in this scenario.   
2.  This proposed 47 Degrees North development (707 manufactured units, and 627 campsites), will more than double 
our Upper County Population.  Unfortunately, we are already experiencing issues with our current growth.  Our local 
Post Office is struggling with the current amount of mail & packages, Safeway is constantly busy and low on food.  This 
huge growth will forever change the flavor and character of this small quaint Community. 
3.  Sun Communities is not proposing to pay for the infrastructure required to support it: Traffic, Schools, Fire, Police, 
Hospitals.  Therefore, taxes will go up, and the citizens of Upper County will be required to pay for it.   
 
Please do the right thing for our beautiful Community, and reject the Sun Communities "Major Modification".  It is 
essentially a new Proposal, which should be subject to current rules and standards.  
 
Sincerely, 
 
Lisa and Tim Hegg 
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Meagan Hayes

From: Planning
Sent: Thursday, September 9, 2021 9:01 AM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; John Glondo; 

Beth Williams; Matthew Lundh
Subject: FW: 47 Degree North 

 
 

From: Jeff Smith <jsmith@4q9.com>  
Sent: Thursday, September 9, 2021 8:56 AM 
To: Planning <planning@cleelum.gov> 
Subject: 47 Degree North  
 
Stop 47° north.  
There needs to be more infrastructure provided by the developer.  
The planning department along with the City Council has not satisfied the needs of the citizens of Cle Elum.  
 
Respectfully  
Jeff and Susan Smith 
319 W. 4th St., Cle Elum, WA 
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Meagan Hayes

From: Planning
Sent: Friday, September 3, 2021 11:01 AM
To: Meagan Hayes; Kathi Swanson
Subject: FW: 47 Degrees North 

Follow Up Flag: Follow up
Flag Status: Completed

 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Mark Reed <mpreed65@gmail.com>  
Sent: Friday, September 3, 2021 10:52 AM 
To: Planning <planning@cleelum.gov> 
Subject: 47 Degrees North  
 
I am totally against this proposed development for the following reasons: 
1. Increased traffic, No way Bullfrog Road and the roundabouts can handle a daily increase of 1,000 /plus cars a day let 
alone our local road system. Who pays for the future upgrades, maintenance etc? 
2. The climate is changing, drought frequency is increasing, where is all the water going to come from not only for now 
but in the future? Water will soon be more precious than gold just look at what’s happening in the Southwest. 
3. Who’s going to pay for the treatment of the millions of gallons of sewage that will be produced at this site or the 
future sewage system upgrades? What’s the future impact on the Yakima River and future salmon runs if pollution levels 
increase? 
4. Who is responsible for all the future garbage, air and water pollution, road, sewer, water system etc. maintenance 
and impacts to our wildlife and ecosystem?? 
5. Are you so naive that you believe the Developers cares about the future negative  impacts, costs, pollution, 
overcrowding, and overall reduction in the quality of life we now enjoy? The developers care about only one thing and 
that is for them to make as much money for themselves, leave and let someone else be responsible (and pay for) the 
future consequences of their actions. 
There is a lot more reasons to shut this project down, I just hope the Mayor and City Council comes to realize this is NOT 
in the best interests of our community. 
Thank you 
Sincerely  
Mark P. Reed 
4th generation Roslyn  
 
 
 
 
 
 
 
Sent from my iPhone 
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Meagan Hayes

From: Jay McGowan
Sent: Friday, August 27, 2021 1:38 PM
To: Gregg Dohrn - GRDohrn & Associates (Greggdohrn@comcast.net); Meagan Hayes
Subject: FW: 47 Degrees North Major Amendment

 
 

From: KATE REGAN <kate@kairosconsultinggroup.com>  
Sent: Friday, August 27, 2021 1:25 PM 
To: Planning <planning@cleelum.gov>; Jay McGowan <jmcgowan@cleelum.gov>; John Glondo <jglondo@cleelum.gov>; 
Ken Ratliff <kratliff@cleelum.gov>; Beth Williams <bwilliams@cleelum.gov>; Mickey Holz <mholz@cleelum.gov>; Steven 
Harper <sharper@cleelum.gov>; Matthew Lundh <mlundh@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47 Degrees North Major Amendment 
 
To Whom It May Concern: 
 
I am writing to provide the city with my reasons for objecting to the Sun Communities 47 Degree North proposal for the 
Bullfrog flats property. My reasons for objecting are: 
 
*             It will create serious impacts on roads, police, fire protection, schools, emergency services, and hospitals as well 
as other services. 
*             It will require public expenditures and increased upper county taxes to pay for, what will essentially be, a 
subsidy for a private business. 
*             It is a major deviation from the traditional subdivision plan previously proposed and approved. 
*             It is not in keeping with the character of the City of Cle Elum or Upper Kittitas County. 
*             It will not provide any significant benefits to upper valley residents and tax payers. 
 
I am not opposed to planned growth, and the original underlying zoning approval would still allow development of this 
site, just not as a private resort or manufactured home community. 
 
For these reasons, I urge the City to DENY this proposed major amendment and retain the current approved land use for 
Bullfrog Flats. 
 

Kate Regan, PhD 
335 Westside Rd. 
Cle Elum, WA 98922 
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Meagan Hayes

From: Planning
Sent: Monday, September 13, 2021 3:03 PM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh; Jay McGowan
Subject: FW: 47 Degrees North

 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: roses@iosincorporated.com <roses@iosincorporated.com>  
Sent: Sunday, September 12, 2021 5:28 PM 
To: Planning <planning@cleelum.gov>; planning@cityofcleelum.gov 
Cc: Jay McGowan <jmcgowan@cleelum.gov>; Ruston Weaver <rweaver@cleelum.gov> 
Subject: 47 Degrees North 
 
Thank you for the opportunity to provide comments on the Sun Communities 47 Degrees North Major Amendment. 
 
I am very concerned with this proposal, which would result in a near doubling of the population of Cle 
Elum/Roslyn/South Cle Elum. 
 
I am opposed to the Development Proposed by Sun Communities. The originally approved Master Plan had flaws, but it 
represented a more typical neighborhood approach. 
 
  
 
This 47N development would put too much pressure on our resources of every type and would not provide benefits to 
the community. 
 
And I DO live in Cle Elum. I am a long‐time resident of the area and have raised my children here. 
 
  
 
Sincerely, 
 
  
 
RoseMary Salter 
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Meagan Hayes

From: Planning
Sent: Thursday, September 9, 2021 12:28 PM
To: Meagan Hayes; Kathi Swanson; Ken Ratliff; Mickey Holz; Ruston Weaver; Steven Harper; Beth 

Williams; John Glondo; Matthew Lundh
Subject: FW: 47 Degrees North Major Amendment proposal

 
 

From: Stephen Stribley <stestrib@hotmail.com>  
Sent: Thursday, September 9, 2021 12:17 PM 
To: Planning <planning@cleelum.gov> 
Subject: 47 Degrees North Major Amendment proposal 
 

Attn:   City of Cle Elum – Mayor, City Council members, Planning Department, 

I am writing to provide the city with my very strong concerns about the Sun 
Communities 47° North proposal for the Bullfrog flats property.  The proposed 
manufactured home / RV community: 

    – is not in character with the City of Ce Elum or the upper valley (a 
fundamental requirement of the current zoning for the property), 
   – would create a new and separate private tourist resort and not a natural 
extension of city neighborhoods as originally envisioned/required by city zoning 
and current approvals, 
    – is in its entirety a private business not a neighborhood (no lots will be 
created or sold, all spots will be leased, and the project will be private), wholly 
owned by a large out-of-state publicly traded corporation whose fiduciary duty is 
to its shareholders, 
    – provides no significant benefits to upper valley residents and tax payers, but 
    – will create serious and significant impacts on roads, police, fire, schools, 
emergency services, hospitals and other public services that can’t (or won’t) be 
fully mitigated by the developer, and therefore, 
    – will create extensive traffic congestion and gridlock conditions and an overall 
reduction in levels of service of upper county services which will require public 
expenditures and increased upper county taxes to pay for, essentially a subsidy 
for a private business, 
    – Denial of the Sun Communities proposal would not take away or reduce 
underlying property rights.  The original underlying zoning approval would still 
allow development of this site, just not as a private resort/manufactured home 
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community. 
 
For all of these reasons, and others, I implore the City to DENY this proposed 
major amendment and retain the current approved land use for the property. 

Respectfully, 

Stephen Stribley 

2101 Coal Mine Way 

Cle Elum, WA 98922 

 





September 9, 2021 

To: City of Cle Elum 
Mayor 
City Council Members 
Planning Department 

From: Dana Stauffer 
2661 Lower Peoh Point Road 
Cle Elum, WA 98922 
DDASTAUFFER@GMAIL.COM 

RE: 47 Degrees North Application- Written Comments 

Please consider this correspondence my response to the Sun Communities Notice of Application 
for Major Modification of Bullfrog UGA Master Site Plan and Development Agreement dated 
August 12, 2021. 

Sun Communities has submitted a partial and incomplete application for amendment of the 
Bullfrog UGA Master Site Plan and Development by and between the City of Cle Elum, 
Trendwest Investments, Inc. and Trendwest Properties, Inc. relating to the development of real 
property located within the Cle Elum Urban Growth Area commonly know as the Bullfrog UGA 
dated October 30, 2002.  The land use application has been characterized by City Staff as a 
Major Modification of the Master Site Plan and Development Agreement.   

I am strongly opposed to the Sun Communities proposal, as are the vast majority of the citizens 
of Cle Elum and the upper county. The proposal if allowed to be developed in the manner 
submitted would have wide-ranging negative effects on our community.   

It appears that Sun Communities would like to place a commercial resort, for profit, in our 
community of Cle Elum and Upper Kittitas County. This consists of Manufactured Homes on 
leased land, Recreational Vehicles and tents.  This would be a detriment not only to the City of 
Cle Elum, but also the City of Roslyn and Ronald.   

RCW36.70B.170 for Development Agreements:   The RCW36.70B.170 is very clear in the 
Development Agreement and states in number 4 of the Development Code; A development 
agreement shall reserve authority to impose new or different regulations to the extent required by 
a serious threat to public health and safety.  I believe this development, if it should move 
forward, is a serious threat to the public health and safety of the Cities of Cle Elum, Roslyn and 
Ronald.  

 



 
INFRASTRUCTURE: 
 
Infrastructure is huge for our little community.   

1. Roads, traffic, police, fire, hospital/medical, and our schools.  The tax structure for 
the Major Modification of the Master Site Plan and Development Agreement has 
significantly decreased potential revenues.   This leaves the City of Cle Elum to 
subsidize this giant endeavor, (by raising taxes and placing a huge strain on the 
community) which again is a commercial business for profit.  Not for the city! Not for 
the community! Not for our kids!  Only for the Large Real Estate Investment Trust! 

 
 
Effects on our Community:  
 

1. Infrastructure:  
a. Roads would need to be widened, traffic lights placed, sidewalks and additional  

traffic lights in front of the school to keep the children/parents/teachers safe.  
2. Medical/Hospitals:  

a. There is not enough staff to handle the population from the Cities of Cle Elum, 
Roslyn, Ronald and the Upper County now.  Adding up to 3,000 or more people 
to the population of the City of Cle Elum in a short period of time (seven years) 
would decimate it.    

3. Police and Fire:   
a. The police and fire departments are short staffed now, without the tax dollars 

from fee simple development the police and fire departments will be completely 
overwhelmed.  

4. Tax Dollars:  
a. The tax dollars that would be received from fee simple homes versus 

manufactured homes on leased land and RV’s is a significant decrease.  The City 
of Cle Elum and the Upper County would have to subsidize the cost of the 
impacts on the City of Cle Elum.  

5. Population:  
a. The population increase at such a fast rate, would overwhelm the city’s commerce 

and may destroy what we have worked so hard to accomplish thus far.  
 
Request to the City of Cle Elum:  
 

1. City review and deny current Major Modification of the Master Site Plan and 
Development Agreement.   

 
2. City review and deny the current application because it proposes land uses not authorized 

in the Planned Mixed Use District, such use being a proposed manufactured home park 
with multiple residences on a single parcel.   
 



3. City review and identify all required permits and processes for review of the proposed 
land use application including standards and procedures for rezone, conditional use 
permit and comprehensive plan amendment, if necessary. 

 
Sun Communities plans for this large development is not in keeping with the original Master Site 
Plan in encouraging preservation of the natural environment; creation of open space; traditional 
building design in keeping with the rural mountain character of Cle Elum.  Organic growth is the 
best way our City of Cle Elum can grow.  I am not against growth, but we have to place the 
future of our community first.  If we grow slowly, over a 20-30 year cycle, as originally 
designed, with fee simple lots, (ownership in our community) our city will be able to keep up 
with the growth, have the tax dollars to maintain and improve infrastructure and most 
importantly grow the city in the manner and desire of the community as a whole.  Commerce 
will then be able to keep up with the growth, as well as our schools, police/fire and medical.  
 
For all of these reasons, I implore the city to deny this proposed major amendment and retain the 
current approved land use for the property.   
 
I appreciate your consideration of my comments.   
 
Respectfully,  
 
Dana Stauffer 
2661 Lower Peoh Point Road 
Cle Elum, WA 98922 
 
ddastauffer@gmail.com 
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