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Proposed Development 

 

The Revised Proposal incorporates the Applicant’s proposed revisions to the approved 

Bullfrog Flats Master Site Plan. It features development of a mix of residential, RV resort, 

commercial, and open space/recreational uses on the 889-acre site (see Table 2-1 and 

Figure 2-4, Master Site Plan – Revised Proposal). Key changes to the Revised Proposal 

compared to SEIS Alternatives 6 include: 

• inclusion of 50 affordable housing units, dispersed in the project’s multi-family areas. 
It was previously assumed that environmental review for the development of these 
units would occur separately; 

• inclusion of the 25-acre commercial property in the project and development of a mix 
of retail, restaurant, and office uses as part of the master plan. This use was previously 
evaluated as a separate project that would be developed in the future by a different 
property owner;  

• removal of the 12-acres dedicated to the city for a municipal recreation center from 
the master plan site. The City of Cle Elum and New Suncadia implemented an 
agreement that provided for transfer of title to the recreation center site and 
provided payments to support construction of a facility. Therefore, the municipal 
recreation center property is not part of Revised Proposal. Separate environmental 
review will be conducted by the city as development plans are prepared; 

• addition of approximately 55 acres of undeveloped open space that was formerly 
categorized as Reserve area under SEIS Alternative 5 (this area was not within the SEIS 
Alternative 6 site area); and  

• a different development phasing plan with anticipated buildout of all land uses by 
2031.  

 

Residential Uses 
 
Single Family 

Construction of the proposed single family housing is scheduled to begin in 2023 and be 
completed in 2028 (see the Development Schedule later in this Project Description for 
details). A total of 527 single family residential units would be developed on 116.7 acres1 in 
the eastern portion of the site, the same number of units on less area than under SEIS 
Alternative 6 (see Table 2-1 and Figure 2-4). The single family neighborhoods would be in 
the same general locations as under SEIS Alternative 6. However, the single family 
neighborhood to the southwest of the commercial center under SEIS Alternative 6 would 
become multi-family housing under the Revised Proposal. The single family residential units 
would be situated on approximately 5,500 to 7,000-square foot lots. At buildout, the net 
density in the single family area would be 6.4 dwelling units/acre, slightly more dense than 
SEIS Alternative 6.2  

 
1 The 116.7 acres represents gross acreage. 
2 Net density is calculated based on net acreage, calculated as gross acreage with a 25% allowance for roads and utility rights of 
way. 
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Table 2-1 

LAND USE SUMMARY COMPARISON – 

SEIS ALTERNATIVE 6 & REVISED PROPOSAL 

 
 SEIS Alternative 6 Revised Proposal 

Acres Units Acres Units 

Residential Uses 

Single Family 124.7 527 116.7 527 

Multi-Family 18.6 180 28.2 180 

Affordable Housing  6.8 ---1 ---2 503 

Subtotal 150.1 707 144.9 7573 

Non-Residential Uses 

RV Resort Sites & Amenity Ctr./Community Park4 150.5 627 130.8 627 

Residential Amenity Centers5 6.0  6.0  

Trail Head Park 6.06  6.0  

Commercial Center  (25.4)7  25.48   

Subtotal 162.5 627 168.3 627 

Other Uses 

Municipal Recreation Center Site 12.2  ---9  

Cemetery Expansion Site 13.4  13.4  

Connector Road 9.5  9.5  

Subtotal 35.1  22.9  

Open Space 

Undeveloped Open Space10 436.1  513.711  

Wetlands/Buffers 3.4  3.4  

Power ROW 37.2  36.1  

Subtotal 476.7  553.2  

TOTAL 824.4 1,334 889.3 1,3843 

Source: Sun Communities, 2020 and 2022. 
Note: any mathematical discrepancies are due to rounding. 
1 A 6.8-acre affordable housing site was reserved; however, development of these affordable housing units was not part of the project under 
SEIS Alt. 6 and was assumed to occur in the future by the city of another party. 
2 The proposed affordable housing units are included in the multi-family area and not in a separate portion of the site. 
3 Fifty (50) affordable housing units are part of the project under the Revised Proposal. The analyses in the Addendum shows results 
with and without these units. 
4 The RV resort amenities include 5.0 acres of amenities, the same amount as SEIS Alt. 6; these amenities would be mixed throughout 
the RV resort under the Revised Proposal. 
5 The residential amenities include amenity center(s) totaling 6.0 under SEIS Alt. 6 and the Revised Proposal. 
6 The 6.0-acre Trail Head Park was the Adventure Center under SEIS Alt. 6.  
7The Commercial Center property was not part of the Master Site Plan but possible development was analyzed under SEIS Alt. 6. 
8 The Commercial Center property is now part of the Master Site Plan.  
9 The Municipal Recreation Center has been dedicated to the city and is not part of the site under the Revised Proposal. 
10 The Undeveloped Open Space includes community/recreation open space (e.g., public trails, one 1.0-acre public trail park, and 1.0-
acre of private community parks); stormwater open space; and steep slope areas their buffers under the Revised Proposal. SEIS Alt. 6 
would have the same types of Undeveloped Open Space, except there would be three 0.5-ac. public trail parks and two 0.5-acre 
private community parks under SEIS Alt. 6. 
11 The Undeveloped Open Space includes a 55.0-acre parcel in the southern portion of the site that has been added to the property 
under the Revised Proposal. 
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Sun Communities retains ownership of the underlying land in all its projects, and the 
company leases individual home sites to home purchasers and renters (see Draft SEIS – 
Chapter 2 for details on Sun Communities’ residential lease/ownership structure). Individual 
lots may be platted or un-platted and demarked using other techniques. 
 
The single family housing units would average from 1,000 square feet to 2,000 square feet 
in size, would not exceed 20 feet in height, and, according to the Applicant, would be 
designed in an architectural style that is intended to compliment the rural mountain 
character of the area. All the units would be manufactured or modular housing (see Draft 
SEIS – Chapter 2 for details on the residential design and construction). 

 
Multi-family 

Construction of the proposed multi-family housing is scheduled to begin in 2023 and be 
complete in 2027 (see the Development Schedule discussion later in this Project Description 
for details). A total of 180 multi-family residential units would be developed in two areas 
totaling 28.2 acres3 in the northeastern portion of the site, the same number of units as SEIS 
Alternative 6 but with some of the units located in an additional area to the southwest of 
the commercial center (see Table 2-1 and Figure 2-4). The multi-family housing is planned 
to consist of tri-plexes, each on 8,000-square foot lots, or multi-story apartment buildings. 
At buildout, the net density in the multi-family area, including the affordable housing (see 
below), would be 11.0 du/acre, slightly less dense than SEIS Alternative 6.4  
 
The multi-family units would average from 600 to 1,200 square feet in size, the buildings 
would not exceed 50 feet in height, and would be designed in an architectural style that is 
intended to complement the rural mountain character of the area. The units would be a 
combination of manufactured units, conventional stick-built, and stacked modular units 
(see Draft SEIS – Chapter 2 for details on the residential design and construction). 
 

Affordable Housing 
Construction of the proposed affordable housing is scheduled to begin in 2023 and all the 
affordable housing units would be ready for lease in 2027 (see the Development Schedule 
discussion later in this this Project Description for details). Fifty (50) affordable housing units 
are part of the project under the Revised Proposal; the units would be integrated and 
dispersed within multi-family neighborhoods rather than being a distinct development area. 
This housing would be developed and maintained by Sun Communities. The technical 
analyses in this SEIS Addendum analyze the project with and without these units to 
highlight the environmental effects of the additional units.  
 
Under SEIS Alternative 6, a 6.8-acre property located in the southeastern portion of the site 
was reserved for dedication to the City of Cle Elum for future development of affordable 
housing; this area is now open space under the Revised Proposal. No specific development 

 
3 The 28.2 acres represents gross acreage. 
4 Ibid 3. 
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was proposed or assumed on the affordable housing property in the SEIS and potential 
affordable housing units were not included in the unit calculations for SEIS Alternative 6 or 
evaluated in the SEIS. Note that the 2002 Development Agreement stipulated that the 50 
affordable units assumed to be developed by others on the 6.8-acre site did not count 
towards the limit of 1,334 approved housing units. 
 

Non-Residential Uses 
 
RV Resort Sites & Amenities  

Construction of the RV resort element of the Revised Proposal is scheduled to begin in 2023 
and be completed in 2027 (see the Development Schedule discussion later in this Project 
Description for details). The RV resort would feature 627 sites located on 130.8 acres in the 
central portion of the site, the same number of RV sites as SEIS Alternative 6 but on a 
smaller site area (see Table 2-1 and Figure 2-4). The easternmost portion of the RV resort 
would feature traditional pull-through and back-in RV sites, as well as various forms of 
“glamping”5. The westernmost portion may be limited to glamping, including the potential 
for placement of park models6 and/or airstreams. Other uses in the central and western 
areas would be focused on recreational facilities and would include a mix of indoor and 
outdoor recreation amenities, such as parks, playground, trails, sport courts, dog parks, 
mountain bike trails, and indoor and outdoor gathering space. 
 

Five (5)+ acres of amenity areas would be mixed throughout the RV resort, rather than 
concentrated in one location, as was the case with SEIS Alternative 6. There would also be a 
welcome center with check-in kiosks at the RV resort entrance. Multiple comfort stations, a 
maintenance facility, and various sport courts would also be located throughout the resort. 
The proposed recreational buildings under the Revised Proposal would vary from 4,000 to 
11,000 square feet in size, would not exceed 50 feet in height, and would be designed in an 
architectural style that is intended to compliment the rural mountain character of the area. 
The RV resort buildings would be conventional stick built (see Draft SEIS – Chapter 2 for 
details on the RV resort design and construction). 
 
Sun Communities would own all the buildings and sites in the RV resort and would lease the 
sites. The average stay for the typical guest of the RV resort is expected to be three to four 
days. Seasonal passes to the RV resort would be sold with the stipulation that the site could 
be occupied a maximum of nine months of a calendar year. There would be no permanent 

 
5 Glamping is a term that blends glamorous and camping. Glamping is defined in the industry as a style of camping with resort-
type amenities, and units may include yurts, safari tents, and airstream trailers, and is typically more luxurious than “traditional” 
style camping. 
6 A park model RV (PMRV) is a unique trailer-type RV that is designed to provide temporary accommodations for recreation, 
camping, or seasonal use. These units are designed and built to be used for recreational/camping purposes only. They are not 
meant to be affixed to the property in any way, they do not improve property values in any way, and they are neither designed 
nor intended by their manufacturer to be used as a permanent residence. Most PMRV owners (67%) locate their unit within 
several hours of drive time from their primary residences and use them for weekend getaways. Some owners may use them as 
a seasonal/temporary get-away to escape more extreme weather. (Source: Recreation Vehicle Association.) 
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residents living at the RV resort (see Draft SEIS Chapter 2 for details on the RV resort 
lease/ownership structure). 

 
Residential Amenity Centers 

Two amenity centers totaling approximately 6.0 acres would be located in the northern part 
of the residential areas under the Revised Proposal, the same amount as under SEIS 
Alternative 6 but in different locations (see Table 2-1 and Figure 2-4). The recreational 
amenity centers would include: combined clubhouse and fitness building, pool, playground, 
sport courts, recreation lawn, and maintenance facility. 
 

Trail Head Park 
The approximately 6.1-acre Adventure Center in the northern portion of the site under SEIS 
Alternative 6 would be a public park and trail head (Trail Head Park) under the Revised 
Proposal (see Table 2-1 and Figure 2-4). This park would likely include a bathroom and small 
parking area and could also feature a concession area for equipment rentals, mini golf, and 
an adventure course. 

 
Commercial Property 

A 25.4-acre property in the eastern part of the site is proposed to be developed as a 
commercial center (see Table 2-1 and Figure 2-4). Construction of the commercial center is 
scheduled to begin in 2023 and would be completed in 2031. The commercial site was not 
part of the site or included in the SEIS Alternative 6 master plan. However, hypothetical 
future development of the property was studied in the SEIS to understand the potential 
impacts of this development. 
 
Development assumptions for the commercial center under the Revised Proposal and SEIS 
Alternative 6 are listed in Table 2-2. As shown, the total potential development under the 
Revised Proposal and SEIS Alternative 6 would be the same (150,000 square feet); however, 
the mix of commercial uses would differ somewhat. 
 

Table 2-2 

 COMMERCIAL DEVELOPMENT ASSUMPTIONS –  

SEIS ALTERNATIVE 6 & REVISED PROPOSAL 

 

Potential Development Development Assumptions 

 SEIS Alt. 6 Revised Proposal 

   Grocery Store 45,000 50,000 

   Retail 25,000 56,000 

   Restaurant 20,000 24,000 

   Medical Offices 60,000 0 

Office 0 20,000 

Total Potential Development 150,000 150,000 

Developable Area (not constrained by critical areas) 18 acres 18 acres 
Source: New Suncadia, 2020, 2022. 
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Specifics on the commercial building design and construction under the Revised Proposal 
are not available at this time. 

 
Other Uses 

 
Cemetery Expansion Site 

As with SEIS Alternative 6, a 13.4-acre area to the west of Laurel Hill Memorial Cemetery 
would be reserved to expand the cemetery. 

 

Connector Road / Main Access Road 
Under the Revised Proposal, the “Connector Road” included in SEIS Alternative 6 (occupying 
approximately 9.5 acres) would be modified and designed as the “Main Access Road”.  This 
series of local/neighborhood roads would function to connect the residential areas onsite to 
the commercial area that is now part of the site and would provide access between SR 903 
and Bullfrog Road. The access point to the Main Access Road from SR 903 would be 
southeast of its location under SEIS Alternative 6. The current proposal for this road 
includes two 12-foot travel lanes, an asphalt rolled edge, and a 5-foot sidewalk on one side 
of the road (or a 6-foot planter strip where no lots are adjacent to the sidewalk; see Figure 
2-5, Main Access Road Cross-Section). The Main Access Road would be privately 
constructed, owned, and maintained by the Applicant. 
 

Open Space 
A total of 553 acres (62% of the site) is proposed to be retained as open space, which is 
comprised of undeveloped open space (including community/recreation open space, 
stormwater open space, and steep slope areas and their buffers), wetlands and their 
buffers, and the powerline right-of-way, more open space than under SEIS Alternative 6 
(see Table 2-1 and Figure 2-4). The greater amount of open space under the Revised 
Proposal and the larger overall site area is largely due to the addition of approximately 55 
acres of open space along the southern site boundary. 
    

Undeveloped Open Space 
The undeveloped open space would include the following categories of open space 
described under SEIS Alternative 6: Natural Open Space, Managed Open Space, and River 
Corridor Open Space (see Draft SEIS – Chapter 2 for details on these open space categories 
and the related covenants and conservation easements). The Natural Open Space, Managed 
Open Space, and River Corridor Open Space areas would feature different types of 
recreation facilities. Consistent with adopted covenants and easements, the least intensive 
types of facilities would occur in the River Corridor Open Space.   
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Wetlands and their Buffers 
Three wetlands and their buffers, a total of 3.4 acres in area, are located in potential 
development areas in the RV/glamping area. Like SEIS Alternative 6, these wetlands/buffers 
would be protected pursuant to city regulations. On-site wetlands and their buffers along 
the Cle Elum River would be protected as well.  
 

Powerline ROW 
A total of approximately 36.2 acres of open space associated with two powerline easements 
is present onsite. Like SEIS Alternative 6, the vegetation in these easements, and trails 
proposed in the easements, would be maintained in accordance with the power company’s 
requirements.  
 

Parks 
Public and private parks included in the Revised Proposal are described below. 

 
Public Trails Parks 

  

Two public trail parks would be provided under the Revised Proposal: one 1-acre park 
(approximate) to the east of the Managed Open Space and a 6-acre Trail Head Park 
(approximate) adjacent to Bullfrog Road, in the location of the Adventure Center under SEIS 
Alternative 6 (see the description of the public Trail Head Park under Non-residential Uses 
earlier in this Project Description). SEIS Alternative 6 included three 0.5-acre public trail 
parks. The public trail parks could include gathering areas with seating, fitness/exercise 
equipment, informative signs, etc. 
 

Community Parks 
 
Two private community parks, each approximately 0.5-acre in size, were included in the 
residential area under SEIS Alternative 6.  Under the Revised Proposal, 1-acre of private park 
space would be provided around the residential amenity centers and several small pocket 
parks would be included in the residential areas. 

 

Trails 
Like SEIS Alternative 6, an approximately 6-mile-long network of trails and sidewalks would 
be provided throughout the site, including hiking/biking, and equestrian paths (see Figure 2-
1). While no golf course is included in the project, paths for golf carts, made of asphalt or a 
compacted semi-impermeable material such as gravel, would be provided. The trails used 
for pedestrian, equestrian, and mountain biking would be composed of compacted 
aggregate, natural materials, or similar materials. The sidewalks would be constructed of 
asphalt. These trails would generally be located around the periphery of the proposed 
development, and would connect to on-site development, as well as to existing off-site 
trails in several locations (e.g., to the trails in Suncadia to the north, the Coal Mines Trail to 
the northeast, and the Horse Park to the south). Sidewalks would also be provided along 
one side of the Main Access Road connecting SR 903 and Bullfrog Road.  
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All trails constructed by Sun Communities in the development and open space areas onsite 
would be owned and maintained by Sun Communities. Horse trails or specific riding courses 
that would be used for access for the Horse Park may be permitted in the open space areas 
if approved by Sun Communities. These trails would be constructed and maintained by the 
Horse Park.  
 

Development Schedule 
Below is a summary of the proposed phasing plan and schedule for the Revised Proposal. 
This phasing plan is approximate and could be modified in response to economic and 
market conditions. 

• Phase 1 (2023 – 2025):  single family, multi-family, and affordable housing; 
RV/glamping; and commercial center under construction 

• Phase 2 (2025 – 2027):  single family, multi-family, and affordable housing; 
RV/glamping; and commercial center under construction  

• Phase 3 (2027 – 2028):  single family housing and commercial center under 
construction  

• Phase 4 (2028 – 2031):  commercial center under construction  
 
As shown, it is anticipated that proposed development of the Revised Proposal would occur 
over an approximately nine-year period, starting in 2023, and ending in 2031. Buildout of 
the residential and RV/glamping areas would occur by 2028, and the commercial center by 
2031.  
 
For comparison, under SEIS Alternative 6, buildout of the RV/glamping sites and residential 
areas was also expected to occur by 2028. For analysis purposes, the SEIS assumed the off-
site commercial property would be fully developed by 2037. 

 
Clearing, Grading, & Impervious Surface Areas 

Proposed development would require clearing of approximately 333 acres (37% of the site), 
the same amount as SEIS Alternative 6. The clearing limits would extend to the appropriate 
critical area buffers/setbacks, in particular the area of regulated slopes.  
 
Proposed grading would match natural topography as much as possible. Grading for the 
Revised Proposal would include approximately 260,000 cubic yards (cy) of cut, and 233,000 
cy of fill, less than under SEIS Alternative 6. Fill material, utility backfill, and road base would 
be imported from approved off-site sources. 
 
With proposed development, approximately 129 acres (15% of the site) would be covered 
in impervious surfaces (e.g., rooftops, roadways, sidewalks, and parking areas), less than 
under SEIS Alternative 6. 
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Residents/Employees 
It is assumed that the proposed construction of 527 single family, 180 multi-family 
residential units, and 50 affordable units would add a total of approximately 1,579 new, full- 
time residents to the City.7  Refer to the SEIS for additional discussion of residential housing  
 
There would be no permanent population associated with the RV sites. However, several 
sections of the Addendum and the SEIS (e.g., Public Services and Utilities), estimate an 
equivalent or “proxy” population that is used for purposes of analysis. 
 
The employees generated during construction would be similar to SEIS Alternative 6. The 
manufactured homes would be built in factories off-site – likely located in the Pacific NW – 
involving an approximate total of 90 to 130 employees over buildout of the project. An 
additional estimated 607 local construction jobs would be generated to assemble the 
homes and construct the other recreational buildings on site. Additional indirect 
construction jobs would be generated in the local area as well.  
 
At full buildout of the Revised Proposal, it is estimated that Sun Communities would employ 
from 30 to 35 full time employees in the RV resort and residential areas, as well as an 
additional 70 to 90 seasonal employees during the peak RV resort season (anticipated to 

occur from June through August) at 47° North.8  
 
The commercial development is estimated to generate approximately 300 employees at 
buildout in 2031, the same as SEIS Alternative 6.9  
 

Site Access & Circulation 
Like SEIS Alternative 6, one access point would be provided from SR 903 (an access point for 
the single/multi-family housing and the commercial center), and three access points would 
be provided from Bullfrog Road (a second access for the single/multi-family housing, and 
primary and secondary entrances for the RV resort). Access to the Trail Head Park would be 
directly from Bullfrog Road. (See Figure 2-4.) 
  
The internal roads within the development areas onsite would be privately owned and 
maintained by the Applicant. 
 

Emergency Access Road 
The proposed access points and on-site access roads under the Revised Proposal would 
provide emergency access based on the 2021 International Fire Code (IFC), subject to 
confirmation by the City Fire Chief. Although not required, to enhance public safety for 
other neighborhoods in the Cle Elum area, the Revised Proposal would include an 

 
7 Average occupancy and household size are based on U.S. Census Bureau, 2016-2020, American Community Survey, 5-year 
estimates. 
8 Resident and employment figures are based upon similar sized developments owned and managed by Sun Communities. 
9 Employees were estimated by ECONorthwest based on commonly accepted assumptions. 
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emergency access road from the RV resort area that would extend to the southern site 
boundary (see Figure 2-4). The city and the Horse Park could continue this road offsite 
through the Horse Park and connect to Douglas Munro Boulevard. SEIS Alternative 6 
included an emergency access from the RV resort, as well as a second emergency access 
road from the affordable housing site. Given that the affordable housing site would not be 
developed as a separate area under the Revised Proposal (the affordable housing would be 
integrated in the multi-family area), an additional emergency access road would not be 
provided from this area. 
 

Utilities 
 
Water 

Like SEIS Alternative 6, water service for the project would be provided by the City of Cle 
Elum. Proposed single- and multi-family development, the RV resort, and the commercial 
center would be part of a private Group A water distribution system owned by Sun 
Communities and operated and maintained by a state-approved entity. Water mains would 
connect to the nearest available points of connection. The commercial center would be 
served by the existing 8-inch diameter City supply line.  
 
All the non-residential buildings would include sprinkler systems in case of fire, as required 
by the City code. Fire hydrants would be provided throughout the residential areas. It is 
anticipated that a portion of the following landscaped areas would be irrigated: around 
both the RV and residential amenity centers and selectively throughout the RV resort. The 
single- and multi-family residential areas could also be irrigated, depending on the 
landscaping selected. 
 
The city’s water system would require improvements to serve the Revised Proposal. The 
Applicant would contribute a pro-rata share to construct the improvements to the city’s 
water system required to serve the project, including: a filter train in the water treatment 
plant, a finished water pump in Pressure Zone 3, and a reservoir in Pressure Zone 3. 
 

Sewer 
Like SEIS Alternative 6, sewer service for the project would be provided by the City of Cle 
Elum. Proposed single- and multi-family development, and associated amenity centers, 
would be served by private 8-inch diameter gravity sanitary sewer mains that would be 
owned, operated, and maintained by Sun Communities. 
 
The proposed RV resort would be served by private 8-inch diameter gravity sanitary sewer 
mains that would be owned, operated, and maintained by Sun Communities. The gravity 
sewer mains would connect to proposed sewer lift stations that would pump the flows via 
the force main to the existing 18-inch diameter sewer main. The commercial center would 
be served by public 8-inch diameter gravity sewer mains that would be owned, operated, 
and maintained by the City of Cle Elum. 
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The City Wastewater Treatment Plant has sufficient capacity to serve the Revised Proposal. 
 

Stormwater Management 
 

Stormwater management during construction and operation of the Revised Proposal would 
be similar to SEIS Alternative 6 (see the summary below). 

 
During Construction 
 

During construction, temporary stormwater management measures would be implemented 
to prevent erosion/sedimentation and the transport of pollutants from the site to 
downstream water resources. These measures would follow the Best Management 
Practices (BMPs) and requirements of the Construction Stormwater Pollution Prevention 
Plan and the currently active National Pollutant Discharge Elimination System (NPDES) 
Permit (No. WA0052361).  
 

During Operation 
 

A permanent stormwater management system would be installed onsite, in accordance 
with the 2019 Department of Ecology Stormwater Management Manual for Eastern 
Washington. A site-specific hydrologic model previously developed for both Suncadia and 
the 47° North site was used to design the 47° North system. Stormwater runoff from the 
developed site would generally be collected in catch basins or roadside water quality swales 
and directed to water quality and infiltration or detention facilities (depending on the soils) 
via pipes or conveyance swales. Sheet flow dispersion would also be used for stormwater 
runoff water quality and flow control for single family and RV resort areas that abut open 
space and slope away from the developed areas at a maximum slope of 15%. Overflow 
routes would be provided for all proposed stormwater facilities. 

 
Solid Waste 

Solid waste collection for the proposed development would be provided by Waste 
Management of Ellensburg or its successors. The waste would be hauled to the Cle Elum 
Transfer Station prior to transport to the Greater Wenatchee Land Fill in Douglas County for 
final disposal. The Transfer Station is reported to be near capacity and improvements would 
be required to accommodate the Revised Proposal. The Applicant would contribute a pro-
rata share to construct improvements to the solid waste transfer station. 
 

Energy 
Electricity and natural gas service for the proposed development would be provided by PSE 
via extensions of existing facilities. 
 
(See Section 3.9, Utilities, and Appendix B for details.) 

 



 

 

Chapter 3 

NEW INFORMATION & ANALYSIS 
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CHAPTER 3 

AFFECTED ENVIRONMENT, IMPACTS, ALTERNATIVES, 

MITIGATION MEASURES & SIGNIFICANT UNAVOIDABLE 

ADVERSE IMPACTS 
 
 

Introduction / Overview  

 
The following provides an overview of the general content and organization of each section 
within Chapter 3. It is intended to help orient the reader to the discussion of alternatives, 
impacts, and mitigation measures.  
 
This document is an SEIS Addendum (i.e., an Addendum to the Final SEIS (2021) for the 47o 
North Master Site Plan Amendment), and Chapter 3, therefore, updates and adds 
information about the alternatives, impacts, and mitigation measures identified in the prior 
SEIS and SEIS Alternative 6 relative to the changes included in the Revised Proposal. The 
focus of this chapter is to identify and compare those impacts, and any new or modified 
mitigation measures. In general, changes to the Revised Proposal and differences in impacts 
identified in the Addendum are incremental in type and degree and are not significant.  
 
Below is further description of the content and organization of the sections in Chapter 3, 
and some key assumptions for the alternatives and their analysis.  

 

Site Area 

 

In the 2002 Cle Elum UGA EIS, the original EIS for the project, development was proposed 
on a 1,100-acre site known as Bullfrog Flats. In the SEIS, development of SEIS Alternatives 6 

was proposed on an 824-acre portion of the site called 47° North. SEIS Alternative 6 also 
evaluated hypothetical development on an adjacent 25-acre property to the east but not 
part of the 47o North proposal at the time. 
 
The Revised Proposal site studied in this Addendum is approximately 889 acres in size. The 
difference in site area is due to adding the commercial property to the eastern part of the 
site and open space to the southern part of the site and removing properties in other 
portions of the site (e.g., for the municipal recreation center). 
 
Details of the Revised Proposal are included in Chapter 2. 

 

Methodology 

 
The analyses conducted for this Addendum generally use the same methodologies as those 
used in the SEIS. However, where new data was available and other reasonable methods of 
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analysis were identified, these were employed in the Addendum analyses, as appropriate, 
including the following. 

• Housing/Population/Employment  
o updated census data,  
o updated housing value information,  
o updated cumulative impact project permit counts, and  
o new demographic information on RV resort users. 

• Cultural Resources 
o a new cultural resources survey of the commercial center property, including 

a pedestrian survey and auger probes. 

• Public Services  
o updated information from the housing/population/employment analysis, 
o new information on calls for Medic One emergency service, 
o new information on sports and recreation-related incidents and calls for 

hospital emergency department services, 
o updated analysis of police service impacts (based on the ICMA method by the 

Police Department),  
o updated analysis of impacts to schools (based on updated student 

generation rate, grade level percentage information, and enrollment 
information from the School District),  

o additional analysis of hospital districts service impacts (based on existing and 
future staffing information provided by Kittitas Valley Hospital Districts), and 

o additional analysis of emergency dispatch service impacts from the RV resort 
(based call data provided by KITTCOM).  

• Transportation  
o updated counts and future baseline traffic volumes at selected study 

intersections,  
o updated trip generation using the latest edition of the ITE Manual, 
o additional analysis of road corridor level of service,  
o additional analysis of the effects of project-specific mitigation measures on 

the road system, and 
o updated analysis of pro rata shares to mitigate identified improvements.  

• Utilities 
o updated utility demand assumptions and utility capacity information.  

• Fiscal Conditions 
o updated information from the public services analysis and other changes to 

the Revised Proposal.  
  

Affected Environment  

 

Chapter 3 updates existing conditions on the 47° North site and in the surrounding area 
since publication of the Draft SEIS in 2020, as appropriate. 
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EIS Alternatives 

 
The proposal analyzed in the SEIS was SEIS Alternative 6; the current proposal is the Revised 
Proposal and that is the focus of the Addendum. The sections in Chapter 3 (e.g., Section 3.1, 
Land Use) focus on the impacts of the Revised Proposal in comparison to SEIS Alternative 6, 
noting the incremental differences in impacts and their significance. Where informative, 
SEIS Alternative 5 (the approved 2002 Bullfrog Flats Master Site Plan) is also noted for 
comparison purposes. 
 

Phasing/Study Years 

 
Development of the Revised Proposal is anticipated to start in 2023 and be completed in 
2031. Buildout of the residential and RV/glamping areas would occur by 2028, and the 
commercial center by 2031. For comparison, under SEIS Alternative 6, buildout of the 
RV/glamping sites and residential areas was also expected to occur by 2028; the commercial 
property (which was not part of the project at that time) was assumed to be fully developed 
by 2037. 
 
The SEIS Addendum analyzes one or more of three development years – 2025, 2031, and 
2037 – depending on the element being studied (e.g., Transportation analyzes all three 
years), as described below: 

• Year 2025 represents near-term development of the initial project phases of the 
Revised Proposal and SEIS Alternative 6 (e.g., residential and RV/glamping uses). 
Year 2025 is used primarily for analysis of transportation and fiscal impacts. 

• Year 2031 represents full buildout of the Revised Proposal, including the commercial 
center. Note that the RV and residential components of the Revised Proposal are 
anticipated to buildout in 2028. For SEIS Alternative 6, 2031 is an interim year, at the 
approximate mid-point of buildout; commercial uses included in this alternative 
would continue to develop until 2037. Therefore, 2031 includes buildout of SEIS 
Alternative 6 residential and recreational uses plus additional increments of 
commercial use and background growth. 

• Year 2037 represents a future year consistent with the current planning horizon of 
City of Cle Elum and Kittitas County Comprehensive Plans. No further development 
of the Revised Proposal would occur after 2031, but background growth would 
continue during this period. 

 

Construction Impacts 

 

For most of the elements of the environment (e.g., land use, aesthetics, parks and 

recreation, public services, and transportation) the analysis of the construction impacts 

from the Revised Proposal is not substantially different from the analysis of the SEIS 
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alternatives. The same type and amount of development would occur in a more 

compressed construction time frame but would result in no significant difference in 

impacts. The construction impacts under the Revised Proposal on numerous elements of 

the environment -- earth, water resources, plants, animals, & wetlands, and utilities -- also 

would not differ substantially from the SEIS Alternatives.,   

Mitigation Measures 

 
Compared to SEIS Alternative 6, no new significant adverse impacts on the elements of the 
environment would occur from the Revised Proposal and no additional mitigation measures 
are recommended. The mitigation measures for the Revised Proposal identified in Chapter 
3 include some revisions to the language of measures listed in the Final SEIS and are 
intended to clarify and help identify processes for implementing the measures. There are no 
substantive additions or changes to the mitigation in the Final SEIS, however. The mitigation 
measures listed in Appendix F will serve as a basis for conditions that could be imposed 
through the review process for the proposed Major Modification and a revised 
Development Agreement. 
 
Below is a description of the different categories of mitigation (e.g., proposed, required, 
other possible).  
 

• Proposed Mitigation Measures (Included in the Project) reflect several types of 
measures. There are measures that the Applicant has preliminary proposed; that are 
included or implicit in the revised Master Site Plan contained in the pre-application 
materials submitted to the city; that are based on measures included in the SEIS and 
adapted to reflect the Revise Proposal; and/or are above and beyond the “Required 
Mitigation Measures” described below. This category of measures also includes 
certain conditions of approval from the 2002 Bullfrog Flats Development Agreement, 
which were developed to mitigate the environmental impacts of the Bullfrog Flats 
Master Site Plan as identified in the 2002 Cle Elum UGA Final EIS and through the 
approval processes for the project. These conditions are summarized in the 
mitigation measures, some verbatim and others paraphrased for the sake of 
simplicity.  
 
Because substantial time has passed since the Development Agreement was 
executed, a lack of complete documentation, and changes in the proposal, the 
rationale or need for certain of the conditions or some specific requirements is not 
clear. Also, certain of the conditions no longer apply because they have been 
performed (e.g., certain properties have already been dedicated to the city). 
Therefore, only identified conditions of approval that clearly appear to pertain to the 
Revised Proposal, and which the Applicant has preliminarily agreed to include in, or 
are implicit in, the revised project, are listed in this summary; modifications that are 
considered appropriate to reflect the changes in the Revised Proposal and the 
updated analysis in the Addendum are also identified (underlined or strike-through). 
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It should be noted that these conditions are not categorized as “included in the 
project” at this point because a formal Master Site Plan Amendment application and 
a proposed Development Agreement have not been submitted to the city as of this 
writing. In addition, the City Council may decide to through the land use review 
process to add or delete individual conditions.  However, it is assumed for purposes 
of the summary that Bullfrog Flats conditions of approval will likely become part of 
the proposal in the future. As such, the verb “would” is used in the SEIS Addendum 
to indicate a condition that is assumed to be relevant pursuant to the Addendum 
analysis and that the City could impose as a condition of approval. 
 

• Required Mitigation Measures are measures required by code, laws, or local, state, 
and federal regulations and the word “would” is used to indicate that compliance is 
assumed. 

 

• Approved Bullfrog Flats Conditions of Approval (Not Included in the Project) are 
measures that are based on the conditions of approval contained in the 2002 

Development Agreement but that that the SEPA consultant does not consider 

likely to apply to the Revised Proposal and will depend on changes to the adopted 
Development Agreement that may be proposed in conjunction with the major 
modification and new or updated Development Agreement. These measures are not 
included in the project at this point, as a formal Master Site Plan Amendment 
application has not been submitted to the City. As such, they are typically 
represented with the verb “should” in the Final SEIS and SEIS Addendum to indicate 
a condition recommended by the City. 
 

• Other Possible Mitigation Measures are other measures identified by the SEIS team 
and the city that could be implemented to further reduce impacts and are 
represented with the verbs “should” or “could”. 

  



 

 

Chapter 3A 

NATURAL ENVIRONMENT 
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Section 3.0  

EARTH; WATER QUANTITY & QUALITY; PLANTS, ANIMALS, & 

WETLANDS; AIR QUALITY / GREENHOUSE GASES; & NOISE 

 
 

The Natural Environment section is a summary of the Natural Environment Technical 
Memos on earth; plants, animals, and wetlands; and air quality/greenhouse gases (GHGs) 
and noise (December 2022) prepared by AESI Associates, Raedeke Associates, and Landau 
Associates, respectively, in Appendix A. Information from the Utilities Report (January 2023) 
prepared by ESM Engineers in Appendix B is also referenced. 
 

3.0.1 Affected Environment 

 

2020 / 2021 SEIS & Revised Proposal 

 
The SEIS described the existing conditions of the site and vicinity with respect to earth, 
water quantity and quality plants, and animals, and wetlands air quality/ GHG; and noise 
conditions (see Draft SEIS Sections 3.1, 3.2, 3.3, 3.4, and 3.5 for details). Natural conditions 
of the site have not changed substantially since publication of the SEIS and are briefly 
described below. Please consult relevant sections of the SEIS document for detailed 
information. 

 
The site topography is varied and includes steep slope areas along the south site boundary 
and through the center of the site. Geological hazards, such as landslide, erosion, seismic, 
and coal mines are present on and near the site. Surface water resources onsite include the 
Cle Elum River which passes through the western portion of the site and joins the Yakima 
River to the south of I-90 offsite, and six wetlands along the Cle Elum River and in the 
central portion of the site. The site is mostly covered by second and third growth forests; 
grassland with scattered shrubs are present in the two powerline easements that pass 
through the site. A variety of wildlife inhabit and pass through the site and site vicinity. 
Endangered, threatened, proposed, candidate, species of concern, and sensitive animal 
species identified by federal and state agencies potentially occur in the 47° North site 
vicinity. Priority species, such as elk, use the site during certain times of the year. 
 
A major source of air pollution and noise in the vicinity of the 47° North site is vehicular 
traffic traveling along I-90, SR 903, and Bullfrog Road, as well as within residential areas 
surrounding the site. Kittitas County is currently designated as an attainment area for all 
criteria air pollutants. Air quality/GHG emissions and noise have increased slightly since 
2020, primarily due to increased background traffic in the Cle Elum area (see Section 3.6, 
Transportation, and Appendix C for details.) 
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3.0.2 Impacts 

 
The Revised Proposal includes minor changes to the proposed Master Site Plan which were 
reviewed by the SEIS consultants to determine whether impacts associated with these 
modifications are likely to generate new or different significant impacts. A technical 
memorandum prepared by each consultant documenting their review and conclusion are 
included in Appendix A. Each concluded that no significant impacts beyond those identified 
in the SEIS for SEIS Alternative 6 would result from the Revised Proposal. Please consult the 
SEIS for complete discussions of potential impacts.  A brief discussion of incremental 
impacts associated with the Revised Proposal is presented below. 
 

Revised Proposal 

 
Earth 

The proposed clearing limits under the Revised Proposal would essentially be the same as 
those under SEIS Alternative 6. These limits would be outside of designated erosion hazard 
areas, with clearing occurring on the more gently to moderately sloping portions of the site 
(e.g., with inclinations of approximately 33% or less). Proposed grading volumes and 
impervious surface areas under the Revised Proposal would be less than under SEIS 
Alternative 6. As a result, potential erosion, sedimentation, stormwater runoff, and 
groundwater impacts would be similar to or less than under SEIS Alternative 6. With the 
revisions to the stormwater design, the stormwater ponds would remain in the same 
general locations as under SEIS Alternative 6, with infiltration ponds continuing to be 
limited to those areas of the site underlain by permeable outwash sediments suitable for 
infiltration. As a result, no significant impacts associated with geotechnical hazards are 
expected. In summary, the proposed changes to the project under the Revised Proposal are 
relatively minor with respect to the geology, soils, and groundwater, and the impacts on 
these conditions would be similar to or less than SEIS Alternative 6.    

 
Water Quantity & Quality 

Like SEIS Alternative 6, no direct impacts to on-site water resources (e.g., the Cle Elum River 
and wetlands) would occur with development of the Revised Proposal. As mentioned 
above, proposed grading volumes and impervious surface areas under the Revised Proposal 
would be less than under SEIS Alternative 6, resulting in similar or less potential erosion, 
sedimentation, stormwater runoff, and groundwater impacts than SEIS Alternative 6. 
Temporary and permanent stormwater management systems would be installed onsite to 
address potential impacts during construction and operation of the project, respectively.  

 
Plants, Animals, & Wetlands 

Impacts to vegetation under the Revised Proposal would be comparable to SEIS Alternative 
6, as the clearing limits would essentially be the same. 
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Clearing, grading, and construction under the Revised Proposal would be similar to SEIS 
Alternative 6 and would result in similar wildlife habitat loss and increased fragmentation. 
There would be slightly more activity onsite and associated impacts to wildlife due to the 
additional 50 housing units and population under the Revised Proposal. No direct impacts to 
riparian habitat in the Cle Elum or Yakima Rivers would occur, and infiltrated stormwater 
would not have a measurable direct effect on the Yakima River. Overall, impacts to fish and 
associated habitat should be minimal under the Revised Proposal or SEIS Alternative 6. 
 
The Revised Proposal would not directly impact any of the on-site wetlands. As with SEIS 
Alternative 6, all wetlands onsite would be preserved and protected within an open space 
tract; these tracts would provide the required buffers and additional retained open space 
beyond the buffer limits. Hydrologic support to the wetlands would be maintained by the 
proposed stormwater control system. 
 

Air Quality / GHGs 
The inclusion of the 50 units of affordable housing and the slight change in the mix of 
commercial uses under the Revised Proposal would slightly increase emissions compared to 
SEIS Alternative 6. However, because the region is in attainment for all criteria pollutants, 
and because tailpipe emissions would increase only slightly, it is unlikely that impacts at 
local intersections would be significant or cause an air quality “hot spot.” 
 
The increase in multi-family housing units and slight changes in commercial uses under the 
Revised Proposal would result in a negligible increase in potential greenhouse gas (GHG) 
emissions relative to SEIS Alternative 6. Forecast annual project emissions for both the 
Revised Proposal and SEIS Alternative 6 would represent 0.03% of 2035 statewide forecast 
emissions. The Revised Proposal would represent an increase of 0.001% of annual statewide 
forecast emissions. Emissions for both SEIS Alternative 6 and the Revised Proposal would be 
lower than for SEIS Alternative 5 
 

Noise 
The proposed changes under the Revised Proposal, including 50 more dwelling units and a 
change in the mix of commercial uses, are not expected to result in a change in short-term 
construction noise or long-term operational noise compared to SEIS Alternative 6. The 
revised Master Site Plan also does not include substantial changes in the location of 
residential, commercial, or RV resort uses that would change the sources or receivers of 
noise. 
  
The Revised Proposal is not expected to result in significant changes to local roadway noise 
compared to SEIS Alternative 6 and would be less than with Alternative 5. The locations at 
which new project roadways would intersect with existing roadways and the distances 
between project roadways and existing sensitive land uses would be similar to SEIS 
Alternative 6. Potential changes in traffic noise were estimated by comparing project-
related traffic estimates during the worst-case Sunday PM peak period at two roadway 
segments where traffic volumes would increase between 25 - 35% with the Revised 
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Proposal: (1) the RV resort access off Bullfrog Road, and (2) the site access off SR 903. The 
estimated changes in noise levels between SEIS Alternative 6 and the Revised Proposal 
would be 0.3 A-weighted decibels (dBA), which is imperceptible to the human ear. This 
change in modeled noise levels does not represent a change to the analysis in the SEIS.  
 

3.0.3 Mitigation Measures 

 
No new significant adverse impacts on the natural environment would occur from the 
Revised Proposal and no additional mitigation measures are recommended. The mitigation 
measures identified below include those measures that have been updated for the Revised 
Proposal from those listed in the Final SEIS. See Appendix F for a complete list of the 
mitigation measures under the Revised Proposal. See the Introduction to Chapter 3 for a 
description of the different categories of mitigation (e.g., proposed, required, other 
possible). 
 

Earth 

 
Required Mitigation Measures 
  

• Infiltration facility setbacks from steep slopes would comply with requirements outlined 
in the 2019 Ecology Manual. Specifically, the 2019 Ecology Manual requires that 
infiltration ponds be set back from the top of a slope of 15% or steeper at a distance 
equal to or greater than the height of the slope. The 2019 Ecology Manual allows for 
lesser or greater setbacks where a comprehensive site assessment concludes that the 
alternate setback is justified based on the site conditions. Slopes in excess of 15% exist 
on the adjacent 25-acre commercial property and on the municipal/community 
recreation center site. Siting of infiltration facilities in this area would consider the slope 
setback requirements of the 2019 Ecology Manual. 

 

Water Quantity & Quality 

 

Proposed Mitigation Measures (Included in the Project) 
 

Approved Bullfrog Flats Conditions of Approval (Included in the Project) 
 

o Sufficient water rights are available from New Suncadia to supply water for 

proposed development of the 47° North site. and the adjacent 25-acre property.  
New Suncadia and Ecology signed an agreement in December 2015 regarding how 
they would use their water rights and their mitigation obligations, including putting 
water rights into Ecology’s Trust Water Rights Program and transferring water rights 
to the City of Cle Elum. The transfer of water rights to the City is pending as of this 
writing.  
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Plants, Animals & Wetlands 

 

Proposed Mitigation Measures (Included in the Project) 

 

 Approved Bullfrog Flats Conditions of Approval (Included in the Project) 

o With respect to overall fish and wildlife habitat, the project would include and be 
bound by those provisions in the Cooperative Agreement between Trendwest (now 
New Suncadia), Washington State Department of Fish and Wildlife (WDFW), and the 
Yakama Nation that apply to potential cumulative impacts from the Suncadia resort 

and development of the 47° North and adjacent 25-acre property. Mitigation actions 
by others could include the City of Cle Elum enforcing use and access restrictions in 
designated areas, especially within the Cle Elum River open space, to minimize 
disturbance to fish and wildlife during mating and breeding seasons. 

 

Air Quality/GHGs 

 
Proposed Mitigation Measures (Included in the Project) 

• Single family and some of the multi-family residences under SEIS Alternative 6the 
Revised Proposal would consist of manufactured housing, which research has shown can 
result in reduced construction-related GHG emissions compared with stick-built houses. 
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The Revised Proposal would also integrate the 25-acre commercial property into the project 
area to be developed by Sun Communities. The original Master Site Plan included a 75-acre 
business park, with limited provisions for commercial uses (a maximum of 10 acres). SEIS 
Alternative 6 assumed that the restrictions on commercial uses would be removed, the size 
of the area reduced to 25 acres, and that New Suncadia would retain ownership and 
develop this area separate from the balance of the project area. The integration of the 
commercial property into the Revised Proposal and its connection to residential uses via 
proposed trails and walkways would be consistent with relevant plans, policies, and zoning 
for the Planned Mixed Use (PMU) zone, including the following: 
 

Policy LU-5.1 Assure that a broad and diverse range of products and services are 
available to the residents of the City of Cle Elum. 
 
CEMC 17.45.010.A.1 To assure that large new development creates a complete and 
interdependent Cle Elum community that contains a mix of land uses that provides for 
most of the daily needs of its residences and visitors including recreation, employment, 
housing affordable to all residents, and education. 
 
CEMC 17.45.010.A.2 To obtain development within the City with imaginative site 
planning in a compatible mixture of land uses that will encourage pedestrian rather than 
automotive access to employment opportunities and goods and services. 
 

It is noted, however, the PMU zoning applicable to the site (CEMC 17.45.050.A) indicates 
that “retail and service uses shall be limited to those convenience retail and service uses that 
are sized and designed to serve the residents or employees of the PMU zone….”. Commercial 
uses in the Revised Proposal include a mix of grocery store, retail, restaurant, and office 

uses. These types of uses would serve the residents and employees of 47° North but would 
also provide a broader mix and greater amount of retail, service, and office uses that would 
also serve residents of Cle Elum and other nearby cities/towns. The City Council will 
determine, during its review of the proposed major amendment to the Master Site Plan and 
the Development Agreement, whether this element of the Revised Proposal meets the 
intent of applicable zoning provisions and serves the public interest.  
 
 



























































































































































https://www.peakclub.com/13/blog/rv-consumer-demographic-profile-who-buys-rvs/


https://www.cdc.gov/nchs/data/nhsr/nhsr133-508.pdf
https://pubmed.ncbi.nlm.nih.gov/16366199/
https://zillow.com/cle-elum-wa/home-values
https://zillow.com/cle-elum-wa/home-values
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TRANSPORTATION REPORT  
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