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Table 3.9-4
Bullfrog Flats Project Scenario 1 — Summary of Revenue Impacts for Cle Elum

Criminal
Property Tax SalesTax?n Sales:rax Utility Taxes Justice & State Shared .Busmess REET Total
Construction Ongoing Public Safety Taxes License Fees
2025 $0 $0 $0 $0 $0 $0 $0 $0 $0
2026 $0 $519,000 $0 $32,000 $0 $0 $0 $0 $550,000
2027 $126,000 $534,000 $4,000 $65,000 $31,000 $10,000 $1,000 $210,000 $981,000
2028 $255,000 $829,000 $7,000 $134,000 $64,000 $21,000 $1,000 $232,000| $1,544,000
2029 $453,000 $492,000 $13,000 $169,000 $133,000 $44,000 $1,000 $255,000| $1,561,000
2030 $573,000 $699,000 $17,000 $213,000 $171,000 $57,000 $1,000 $278,000| $2,009,000
2031 $739,000 $499,000 $22,000 $237,000 $210,000 $70,000 $3,000 $302,000| $2,083,000
2032 $859,000 $309,000 $27,000 $255,000 $234,000 $78,000 $4,000 $322,000| $2,088,000
2033 $937,000 $318,000 $29,000 $274,000 $258,000 $86,000 $4,000 $347,000| $2,254,000
2034 $1,016,000 $328,000 $32,000 $294,000 $284,000 $94,000 $4,000 $373,000| $2,426,000
2035 $1,098,000 $338,000 $35,000 $314,000 $311,000 $103,000 $4,000 $399,000| $2,603,000
2036 $1,181,000 $617,000 $38,000 $345,000 $339,000 $113,000 $4,000 $426,000| $3,065,000
2037 $1,323,000 $636,000 $44,000 $377,000 $369,000 $123,000 $6,000 $454,000| $3,332,000
2038  $1,468,000 $0 $50,000 $387,000 $401,000 $133,000 $8,000 $483,000| $2,929,000
2039  $1,483,000 $0 $52,000 $397,000 $413,000 $137,000 $8,000 $463,000| $2,952,000
2040 $1,498,000 $0 $53,000 $407,000 $425,000 $141,000 $8,000 $315,000| $2,849,000

Source: ECONorthwest calculations, 2024.

In Scenario Two, which assumes no business park development before 2037, projected
revenues for the City of Cle Elum grow steadily but are lower than in Scenario One. Total
revenues begin at $567,000 in 2025 and level off at $2,909,000 by 2040.

Key differences compared to Scenario One include:

e Slower growth of property taxes, reflecting the absence of business park
contributions.

e Sales Taxes: Sales tax from construction is lower overall due to the reduced scope of
development.

e Business license fees are minimal or absent.

e Utility taxes are lower, reflecting fewer commercial utility users.

e REET: Real estate excise tax revenues are also reduced due to fewer property
transactions associated with commercial properties.

This scenario demonstrates the fiscal impact of residential development alone, excluding
additional contributions from business park-related activity. Overall, Scenario Two produces
less revenue than Scenario One but still significantly contributes to Cle Elum’s tax revenue
growth.
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Table 3.9-5
Bullfrog Flats Project Scenario 2 — Summary of Revenue Impacts for Cle Elum

Criminal
Property Tax SalesTax?n Sales:rax Utility Taxes Justice & State Shared .Busmess REET Total
Construction Ongoing Public Safety Taxes License Fees
2025 $0 $0 $0 $0 $0 $0 $0 $0 $0
2026 $0 $450,000 $0 $29,000 $0 $0 $0 $0 $479,000
2027 $109,000 $464,000 $3,000 $60,000 $31,000 $10,000 $0 $210,000 $887,000
2028 $221,000 $829,000 $6,000 $129,000 $64,000 $21,000 $0 $232,000| $1,503,000
2029 $419,000 $492,000 $12,000 $164,000 $133,000 $44,000 $0 $255,000| $1,519,000
2030 $538,000 $507,000 $15,000 $201,000 $171,000 $57,000 $0 $278,000| $1,767,000
2031 $660,000 $300,000 $19,000 $218,000 $210,000 $70,000 $0 $302,000| $1,779,000
2032 $734,000 $309,000 $21,000 $235,000 $234,000 $78,000 $0 $322,000| $1,933,000
2033 $810,000 $318,000 $24,000 $254,000 $258,000 $86,000 $0 $347,000| $2,097,000
2034 $888,000 $328,000 $27,000 $273,000 $284,000 $94,000 $0 $373,000| $2,267,000
2035 $968,000 $338,000 $29,000 $293,000 $311,000 $103,000 $0 $399,000| $2,442,000
2036 $1,050,000 $348,000 $32,000 $314,000 $339,000 $113,000 $0 $426,000| $2,623,000
2037 $1,134,000 $358,000 $35,000 $336,000 $369,000 $123,000 $0 $454,000| $2,809,000
2038 $1,219,000 $0 $39,000 $345,000 $401,000 $133,000 $0 $483,000| $2,619,000
2039  $1,232,000 $0 $40,000 $354,000 $413,000 $137,000 $0 $463,000| $2,638,000
2040 $1,245,000 $0 $41,000 $363,000 $425,000 $141,000 $0 $315,000| $2,530,000

Source: ECONorthwest calculation, 2024.

Table 3.9-6 highlights the comparison between annual costs and non-restricted revenues
for the City of Cle Elum with Scenario 1, while also tracking the cumulative impacts of
annual surpluses or deficits and restricted revenues, such as the real estate excise tax
(REET). Key highlights include:

e Annual Costs vs. Revenues:
o Total costs reflecting increasing service demands as development progresses.
o Non-restricted revenues grow.

e Annual Surplus/Deficit:
o The city experiences substantial annual surpluses throughout the study period.
By 2040, the annual surplus moderates to $575,000 as costs and revenues
stabilize.

e Cumulative Impact:
o Cumulative surpluses steadily grow, reaching $9.1 million by 2040, illustrating
the long-term fiscal benefit of the development.
o Restricted revenues, primarily from REET, also accumulate significantly, growing
to $5.4 million by 2040. These funds are earmarked for specific purposes, such as
infrastructure investments.
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Table 3.9-6
Scenario 1 — Surplus/Deficit of Costs and Revenues for Cle Elum

Total Non- Annual . Other.
Total Costs Restricted Surplus/ Cumulative Cumu?atlve
.. Impact Restricted
Revenues Deficit

Revenues
2025 $0 $0 $0 $0 $0
2026 $324,000 $550,000 $226,000 $226,000 $0
2027 $365,000 $766,000 $401,000 $627,000 $215,000
2028 $408,000 $1,302,000 $894,000 $1,521,000 $457,000
2029 $842,000 $1,285,000 $443,000 $1,964,000 $733,000
2030 $902,000 $1,704,000 $802,000 $2,766,000 $1,038,000
2031 $963,000 $1,748,000 $785,000 $3,551,000 $1,373,000
2032 $1,397,000 $1,729,000 $332,000 $3,883,000 $1,732,000
2033 $1,456,000 $1,866,000 $410,000 $4,293,000 $2,120,000
2034 $1,518,000 $2,008,000 $490,000 $4,783,000 $2,538,000
2035 $1,582,000 $2,155,000 $573,000 $5,356,000 $2,986,000
2036 $1,649,000 $2,585,000 $936,000 $6,292,000 $3,466,000
2037 $1,718,000 $2,820,000| $1,102,000 $7,394,000 $3,978,000
2038 $1,790,000 $2,383,000 $593,000 $7,987,000 $4,524,000
2039 $1,844,000 $2,424,000 $580,000 $8,567,000 $5,052,000
2040 $1,899,000 $2,467,000 $568,000 $9,135,000 $5,434,000

Source: ECONorthwest calculation, 2024.

Overall, the analysis demonstrates that Bullfrog Flats is fiscally sustainable, generating
consistent annual surpluses and significant cumulative revenues for the City of Cle Elum.
The additional restricted revenues would further enhance the city’s financial capacity for
targeted investments and long-term growth.

Table 3.9-7 provides the cumulative assessment for Scenario Two. While costs remain
identical in both scenarios, Scenario One (including the business park) produces higher
annual and cumulative revenues and surpluses, primarily due to the additional revenues
associated with business park operations.

It is important to note that the assumption of no public safety costs being allocated to the
business park because of the application of a population-based model may not reflect a
completely realistic scenario. In practice, there will likely be some level of demand for public
safety services, although it may be minimal, which cannot be accurately estimated but
could have some effect on service demand and costs.
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Table 3.9-7
Scenario 2 — Surplus/Deficit of Costs and Revenues for Cle Elum

Total Non- Annual X Other.
Total Costs Restricted Surplus/ Cumulative Cumufatlve
- Impact Restricted
Revenues Deficit

Revenues
2025 $0 $0 $0 $0 $0
2026 $324,000 $479,000 $155,000 $155,000 $0
2027 $365,000 $672,000 $307,000 $462,000 $215,000
2028 $408,000 $1,261,000 $853,000 $1,315,000 $457,000
2029 $842,000 $1,243,000 $401,000 $1,716,000 $733,000
2030 $902,000 $1,462,000 $560,000 $2,276,000 $1,038,000
2031 $963,000 $1,444,000 $481,000 $2,757,000 $1,373,000
2032 $1,397,000 $1,574,000 $177,000 $2,934,000 $1,732,000
2033 $1,456,000 $1,709,000 $253,000 $3,187,000 $2,120,000
2034 $1,518,000 $1,849,000 $331,000 $3,518,000 $2,538,000
2035 $1,582,000 $1,994,000 $412,000 $3,930,000 $2,986,000
2036 $1,649,000 $2,143,000 $494,000 $4,424,000 $3,466,000
2037 $1,718,000 $2,297,000 $579,000 $5,003,000 $3,978,000
2038 $1,790,000 $2,073,000 $283,000 $5,286,000 $4,524,000
2039 $1,844,000 $2,110,000 $266,000 $5,552,000 $5,052,000
2040 $1,899,000 $2,148,000 $249,000 $5,801,000 $5,434,000

Source: ECONorthwest calculation, 2024.

Kittitas Hospital District #2

Kittitas County Hospital District #2 provides critical medical and emergency services to its
service area, which stretches from halfway to Ellensburg to Snoqualmie Pass. The District
operates Medic One ambulance services and owns the KVH Family Medicine Clinic in Cle
Elum. The clinic is leased to Kittitas Valley Healthcare (Hospital District #1), which operates
the Cle Elum Rural Health Clinic and an Urgent Care Clinic in the same location. The Urgent
Care Clinic operates daily from 10 am to 10 pm, and the District subsidizes its operations,
with subsidies totaling $187,466 in 2020 and $191,215 in 2021.

The District is supported by two property tax levies: one for medical clinic operations and
another for EMS services (Medic One). Medic One’s services are funded through a mix of
property taxes and user service charges, with the latter accounting for a significant share of
revenues. User charges, which represent a substantial portion of Medic One’s funding, help
offset its operational costs, ensuring the sustainability of its emergency services.

Tax Revenues

The hospital district collects two distinct property tax levies to fund two different services.
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Property Tax — EMS Levy: The district voters passed a permanent EMS levy not to exceed
$0.25 per $1,000 of assessed value in 2016 (before that, the levy had to be approved
periodically by voters). This is a regular levy (meaning it is subject to constitutional limits) in
Washington and is modelled like the provisions of the city of Cle Elum’s property tax, also a
regular levy.

Property Tax — Regular Levy: The district uses the regular levy of up $0.25 per $1,000 of
assessed value. This is a regular levy (meaning it is subject to constitutional limits) in
Washington and is modelled like the provisions of the city of Cle Elum’s property tax, also a
regular levy.

Other Revenues

Recurring revenues for Hospital District #2 primarily come from patient service fees and
property taxes. The exhibit below summarizes the District’s cumulative revenues from its
operating property tax levies (EMS and Hospital) and other revenue sources. In 2023,
patient service fees and other revenues made up approximately 46% of the District’s total
revenues.

The Hospital District has provided additional information to the City, described in the 2021
Final SEIS and 2023 SEIS Addendum, that adds context to the relationship between property
taxes and service fees. According to the District, approximately 65% of its ambulance
transport revenue comes from Medicare and Medicaid, which have fixed reimbursement
rates that do not adjust for increases in transport fees or costs. This limits the District’s
ability to offset rising expenses through higher transport rates. Additionally, the District
noted that many of its calls for service do not result in a transport, and reimbursement is
only possible for calls that lead to a transport. Furthermore, the District has indicated that
growth in its property tax levy has not kept pace with rising expenses, resulting in an
inadequate subsidy and financial strain on service delivery.

Table 3.9-8
Summary of Kittitas Hospital District #2 Revenues
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Source: Washington State Auditor Financial Intelligence Tool, 2024.
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Service Impacts

The fiscal analysis estimated costs by projecting the future personnel required to meet
increased demand from the project. These personnel costs were based on a pro-rata
extrapolation of current staffing levels relative to the service area’s population. While this
method provides a reasonable baseline for environmental review purposes, it does not
account for potential economies of scale, unique service characteristics, or the possibility
that staffing needs may not grow proportionally with population, all of which could reduce
costs. This issue and the complexities of revenue sources underscore the uncertainty
surrounding the District’s ability to meet future demands under its current revenue
structure.

Medic One

The impact analysis applies the same assumptions and methodology as the public service
analysis in the 2021 SEIS and 2023 SEIS Addendum. For EMS services, the ratio of EMTs and
paramedics to the current service population is used to estimate the additional staffing
needed due to population growth from the Bullfrog Flats Project.

The previous analysis assumed a staffing level of nine EMTs and 11 paramedics to serve a
population of 4,675. Using this ratio, the projected population growth from the Bullfrog
Flats Project results in the need for an additional 4.4 EMTs and 5.4 paramedics.

Assumptions used to approximate the cost of staff (salary and benefits) are identified in the
Fiscal Conditions Report (Appendix F).

Cle Elum Clinic

For clinic-related services provided by Kittitas County Hospital District #2, the updated
analysis applies the level-of-service standards identified in the 2020/2021 SEIS and 2023
SEIS Addendum. These standards include one physician, eight physician assistants (APC),
and six registered nurses (RN) per a service population of 4,675. This ratio is used to
estimate the additional staffing needs required to accommodate the incremental
population growth resulting from the Bullfrog Flats Project.

This analysis projects that the incremental population growth from the Bullfrog Flats Project
will result in the need for an additional 0.5 physicians, 3.9 physician assistants, and 2.9
registered nurses to maintain the established level of service standards for clinic-related
services provided by Kittitas County Hospital District #2.

Detailed assumptions regarding salaries and benefits are included in the Fiscal Conditions
Report (Appendix F).

Fiscal Impact

The cost and revenue impacts of Bullfrog Flats are summarized in Tables 3.9-9 and 3.9-10
below for both the Medic One and Clinic services. Both services support its services through
a combination of property taxes and charges for its services. The Cle Elum Clinic is run by
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Kittitas Valley Healthcare (Hospital District #1) but supported in part by Hospital District 2
through their ownership of the facility. Results below show only the property tax
component relative to increased personnel costs and, therefore, does not present a
complete or accurate picture of future fiscal conditions. As discussed further below, the
analysis is challenging because of several factors, including lack of data and uncertainties
unrelated to the Bullfrog Flats Project.

The table compares personnel costs and EMS levy revenues under two scenarios. In both
scenarios, personnel costs significantly exceed the revenue generated by the EMS levy, with
the gap widening over time as service demands increase. Scenario 2 revenues is lower due
to absence of the Business Park. However, in neither scenario are the EMS levy revenues
sufficient to cover the rising personnel costs, indicating a reliance on patient service fees
and other available funding sources.

Bullfrog Flats Project - Summary of Costs and Revenues for EMS Medic One

Scenario 1

2025
2026
2027
2028
2029
2030
2031
2032
2033
2034
2035

Personnel

Costs
$0
$0

$93,000

$192,000
$400,000
$514,000
$634,000
$704,000
$778,000
$856,000
$938,000

2036 $1,023,000
2037 $1,113,000
2038 $1,208,000
2039 $1,244,000
2040 $1,281,000

Personnel
Costs
$0
$0
$93,000
$192,000
$400,000
$514,000
$634,000
$704,000
$778,000
$856,000
$938,000

2036 $1,023,000
2037 $1,113,000
2038 $1,208,000
2039 $1,244,000

Table 3.9-9
EMS Levy Scenario 2
$0 2025
$0 2026
$9,000 2027
$19,000 2028
$34,000 2029
$43,000 2030
$55,000 2031
$64,000 2032
$70,000 2033
$76,000 2034
$82,000 2035
$88,000
$99,000
$109,000
$111,000
$112,000

Source: ECONorthwest calculation, 2024.

2040 $1,281,000

EMS Levy

$0

$0
$8,000
$17,000
$31,000
$40,000
$49,000
$55,000
$61,000
$66,000
$72,000
$78,000
$85,000
$91,000
$92,000
$93,000
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Table 3.9-10
Bullfrog Flats Project - Summary of Costs and Revenues for Cle Elum Clinic

Scenario 1 Personnel Property Scenario 2 Personnel Property
Costs Tax Costs Tax
2025 $0 $0 2025 $0 $0
2026 $0 $0 2026 $0 $0
2027 $170,000 $10,000 2027 $170,000 $9,000
2028 $350,000 $20,000 2028  $350,000 $18,000
2029 $731,000 $36,000 2029 $731,000 $34,000
2030 $938,000 $46,000 2030 $938,000 $43,000
2031 $1,158,000 $59,000 2031 $1,158,000 $53,000
2032 $1,286,000 $69,000 2032 $1,286,000 $59,000
2033 $1,421,000 $75,000 2033 $1,421,000 $65,000
2034 $1,562,000 $81,000 2034 $1,562,000 $71,000
2035 $1,711,000 $88,000 2035 $1,711,000 $77,000
2036 $1,868,000 $94,000 2036 $1,868,000 $84,000
2037 $2,032,000 $106,000 2037 $2,032,000 $91,000
2038 $2,205,000 $117,000 2038 $2,205,000 $97,000
2039 $2,271,000 $118,000 2039 $2,271,000 $98,000
2040 $2,339,000 $119,000 2040 $2,339,000 $99,000

Source: ECONorthwest calculation, 2024.

Assessing the fiscal impacts of Bullfrog Flats is challenging due to several uncertainties. The
fiscal analysis estimates future costs based on a pro-rata extrapolation of current staffing
levels relative to the service area’s population. This method assumes staffing needs will
grow proportionally with population increases. While this approach is reasonable for
purposes of environmental review, it does not account for economies of scale, unique
service characteristics, or shifts in demand patterns which may affect operational costs.

The District’s challenges with cost recovery and billing sources, described in greater detail in
Appendix F, also add to the difficulty of drawing firm conclusions. Challenges include
uncertainty in demand, insurance coverage limitations, and structural funding limitations
(e.g., levy lids) that affect service districts in Washington State that rely heavily on property
taxes.

Ultimately, it is difficult to determine whether the Bullfrog Flats Project will improve,
worsen, or have a neutral impact on the District’s financial challenges. If Bullfrog Flats
generates more revenues than costs, it could act as a cross-subsidy to address existing
service deficiencies. Conversely, if costs exceed revenues, the project could exacerbate the
District’s structural funding issues.

It is noted, as discussed further in the mitigation section of this report, that the approved
2002 Bullfrog Flats UGA project was subject to a mitigation agreement between the
property owner and Hospital District 2. The required mitigation was provided by Trendwest,
and the legislative bodies of both the City and County took action to acknowledge the
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satisfaction of mitigation for the project. The 2024 Bullfrog Flats Project is implementing the
2002 project.

Kittitas County 911 - KITTCOM

Revenues

KITTCOM is funded primarily by intergovernmental revenue as well as fees paid by
emergency service subscribers (which varies by subscriber based on the dispatch service
costs) and through monthly excise taxes levied on telephone lines ($0.70 per line: land,
mobile, voice over internet protocol (VOIP)).

Line Charges

The analysis uses the following phone line charge assumptions:

e Telephone tax rate remains at $0.70 per line
e Lines per household is 2.0 and lines per employee is 0.2

911 Sales Tax

In Washington State, counties have the authority to impose a 0.2% sales tax dedicated to
funding emergency communication systems and facilities, commonly referred to as the E-
911 sales tax. This tax is levied on all taxable retail sales within the county and is used to
support the operations and maintenance of 911 services.

In April of 2024, voters in Kittitas County approved a proposed sales and use tax increase.
KITTCOM officials stated that the sales tax increase was necessary to address outdated and
unreliable emergency radio systems and communications infrastructure. The funding would
support major upgrades to improve system reliability and eliminate “dead zones” across the
county, including areas like Snoqualmie Pass ski areas, the Cle Elum River Valley, Suncadia,
and Yakima River recreational sites, where radio signals are currently weak or nonexistent.

Service Impacts

This analysis, which is similar to the methodology used in the 2021 SEIS and 2023
Addendum fiscal studies, uses the number of dispatchers per service area population to
determine a de facto level of service, which is then applied to the estimated population of
the Bullfrog Flats Project. Specifically, it is assumed there are 15 dispatchers serving a
population of 47,200. Applying this ratio to the projected population growth at the Bullfrog
Flats Project results in an estimated need for 0.8 dispatchers at full buildout.

Information about dispatcher salaries in contained in the Appendix F.

Fiscal Impact

Table 3.9-11 below outlines the cost impacts of the Proposal on KITTCOM. Recurring
revenues for the agency primarily come from intergovernmental transfers, fees paid by
emergency service subscribers, and a monthly tax on telephone lines. Residents of the
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Bullfrog Flats Project are expected to contribute similar line fees per household as current
residents of the city and the district overall. The table compares dispatch costs and line
revenues under two scenarios. In Scenario 1, line revenues are significantly lower than
dispatch costs, leading to a growing gap between expenses and revenue as the service area
expands. In Scenario 2, line revenues are down with no business contributions, resulting in a
slightly larger misalignment between costs and revenues.

While the projected new staffing costs exceed the revenues generated from phone line
charges, this analysis acknowledges that KITTCOM has historically balanced its budget with
subscriber fees. Historically, these additional funding sources have been adjusted to meet
growing financial needs and could be restructured again in the future. As such, relying solely
on line charge revenues provides an incomplete representation of the agency’s fiscal
condition. This analysis highlights that a portion of the fiscal surplus generated for the City
of Cle Elum could potentially be used as subscriber fees to support KITTCOM in addressing
incremental demands on call volume and dispatch services.

The recently approved 911 sales tax is expected to generate significant revenue for Kittitas
County, which will be directed to KITTCOM. It is unclear at this time whether these sales tax
revenues can be allocated to fund staffing of dispatch services, which are typically
supported by line revenues and membership fees from participating public safety agencies,
as well as to upgrades to emergency communication equipment. Contributions from
Bullfrog Flats in the form of substantial construction and ongoing retail spending will
enhance sales tax revenues at the 0.2% rate.

Table 3.9-11
Bullfrog Flats Project - Summary of Costs and Line Revenues for KITTCOM
Scenario 1 Dispatch Line 911 Sales Scenario 2 Dispatch Line 911 Sales Tax
Costs Revenues Tax Costs Revenues
2025 $0 $0 $0 2025 $0 $0 $0
2026 $0 $0 $120,000 2026 $0 $0 $110,000
2027 $9,000 $2,000 $130,000 2027 $9,000 $2,000 $110,000
2028  $18,000 $5,000 $200,000 2028  $18,000 $5,000 $200,000
2029  $38,000  $10,000 $120,000 2029  $38,000 $10,000 $120,000
2030  $49,000  $12,000 $170,000 2030  $49,000 $12,000 $120,000
2031  $60,000  $15,000 $120,000 2031  $60,000 $14,000 $80,000
2032  $67,000  $16,000 $80,000 2032  $67,000 $16,000 $80,000
2033  $74,000  $17,000 $80,000 2033  $74,000 $17,000 $80,000
2034  $81,000  $19,000  $80,000 2034  $81,000 $18,000 $80,000
2035  $89,000  $20,000 $90,000 2035  $89,000 $19,000 $90,000
2036  $97,000  $21,000 $150,000 2036  $97,000 $20,000 $90,000
2037 $105,000  $22,000 $160,000 2037  $105,000 $21,000 $90,000
2038 $114,000  $23,000 $10,000 2038  $114,000 $22,000 $10,000
2039 $117,000  $24,000 $10,000 2039  $117,000 $22,000 $10,000
2040 $121,000  $24,000 $10,000 2040 $121,000 $22,000 $10,000

Source: ECONorthwest calculation, 2024.
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Cle Elum-Roslyn School District

Tax Revenues

Property Tax

In 2019, maintenance and operations levies proposed by local school districts and approved
by voters were replaced by enrichment levies as part of the state’s McCleary resolution.
Enrichment levies are capped at the lesser of $1.50 per $1,000 of assessed value or $2,500
per full-time equivalent student. For taxes due in 2020 and beyond, the levy cap for voter-
approved enrichment levies has increased. Enrichment levies are capped at the lesser of
two limits for districts with less than 40,000 full-time students (which would include Cle
Elum-Roslyn School District):

e $2.50 per $1,000 of assessed value, or
e $2,500 per full-time equivalent student, adjusted by inflation for taxes due in 2021
and later.

Since the district’s enrichment levy is lower than the $2.50 threshold, the levy is estimated
on the $2,500 per full-time equivalent student basis (adjusted for inflation at 3% a year). For
the analysis, households are translated into students using the district student generation
rate and the incremental levy impact is computed by the growth in students coming from
the Bullfrog Flats Project.

Service Impacts

Teachers

The estimate for the number of teachers required follows the same methodology as the
analysis in the previous SEPA documents. A student generation rate of 0.25 students per
household, provided by the district and used in the 2023 SEIS Addendum is applied to
estimate the number of students, which is then converted into a corresponding teacher
requirement using a service ratio of 14.8 students per teacher. Based on this approach, it is
estimated that 22.5 teachers will be needed at full buildout of the development.

Assumptions regarding salaries and benefits are included in Appendix F.

Buses

The Public Services analysis in the 2023 SEIS Addendum estimated the need for a new bus at
a rate 45 to 60 students per bus. At that rate applied to the student population of 334,
there is need for 5.6 to 7.4 buses. This analysis assumes reasonable estimate for a new
diesel bus is $150,000 per vehicle based on web search for new school buses in 2024.

Fiscal Impact

Table 3.9-12 below summarizes the cost impact of the Bullfrog Flats Project. The table
compares teacher costs to enrichment levy revenues under two scenarios, illustrating that
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costs exceed enrichment levy revenues across the timeline. However, the School District
also benefits from intergovernmental funding, primarily through state support, which
makes up over 75% of its total revenue and is expected to scale with increased service
demands. These additional funding sources are critical in offsetting the gap between costs
and levy revenues. The analysis assumes that state and federal support will continue to
adjust proportionally to meet service needs. Additionally, the enrichment levy impact per
student from the development will be the same as for existing students in the district, in
accordance with changes implemented following the McCleary resolution.

Table 3.9-12
Revised Proposal - Summary of Costs for the School District
Scenario 1 Teacher Enrichment Scenario 2 Teacher Enrichment
Costs Levy Costs Levy
2025 $0 $0 2025 $0 $0
2026 $0 $0 2026 $0 $0
2027 $313,000 $130,000 2027 $313,000 $130,000
2028 $644,000 $268,000 2028 $644,000 $268,000
2029 $1,344,000 $559,000 2029 $1,344,000 $559,000
2030 $1,726,000 $718,000 2030 $1,726,000 $718,000
2031 $2,130,000 $886,000 2031 $2,130,000 $886,000
2032 $2,366,000 $984,000 2032 $2,366,000 $984,000
2033 $2,614,000 $1,087,000 2033 $2,614,000 $1,087,000
2034 $2,874,000 $1,196,000 2034 $2,874,000 $1,196,000
2035 $3,149,000 $1,310,000 2035 $3,149,000 $1,310,000
2036 $3,436,000 $1,429,000 2036 $3,436,000 $1,429,000
2037 $3,739,000 $1,555,000 2037 $3,739,000 $1,555,000
2038 $4,056,000 $1,687,000 2038 $4,056,000 $1,687,000
2039 $4,178,000 $1,738,000 2039 $4,178,000 $1,738,000
2040 $4,303,000 $1,790,000 2040 $4,303,000 $1,790,000

Source: ECONorthwest calculation, 2024.

The cost of needed buses is estimated between $830,000 and $1.1 million. There is state
funding for the purchase of school buses, but it typically does not cover the full cost of a
school bus.

It is noted, as discussed further in the mitigation section of this report, that Trendwest, the
2002 Bullfrog Flats project property owner, executed a mitigation agreement with the
School District that included dedication of land for a school site, and payment for portables,
school buses, and some administrative costs to address anticipated impacts of the UGA
development. The agreement states that mitigation would be considered to be satisfied
when the assessed value of the Suncadia Resort and the UGA properties together exceeded
$750,000. Assessed value is more than double that amount and mitigation is, therefore,
considered satisfied based on the terms of the agreement.
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Recommended Mitigation Measures

This section recommends mitigation measures for the potential fiscal impacts identified in
the updated fiscal analysis. Based on the results of the updated analysis, which projects a
positive fiscal balance to the City of Cle Elum through the analysis period, some adopted
conditions of approval are no longer accurate or necessary and could be revised or
eliminated. Additionally, as discussed further below, some mitigation agreements with non-
city service providers for the 2002 Bullfrog Flats UGA project have been performed, and
thus additional mitigation for these providers is not recommended or warranted.

The primary mitigation measures recommended for the Bullfrog Flats Project at this time
are the following:

(1) @ monitoring program to monitor project-related costs and revenues to the City of
Cle Elum at defined intervals to verify that the assumptions of the fiscal analysis are
accurate and that the fiscal balance is positive. The recommended monitoring program,
including accounting procedures, could be performed by City staff and/or a financial
consultant hired by the City; and

(2) a shortfall agreement with Bullfrog Flats that would require payments by the
applicant to make up any actual revenue deficits identified through the monitoring
program.

Recommended Measures to Mitigate Fiscal Impacts

City of Cle Elum

This updated analysis calculates net fiscal impacts for the city of Cle Elum from the
proposed Bullfrog Flats Project and identifies the following:

e Scenario 1 (450,000 square feet business park by 2037):
o A cumulative net surplus of $9.9 M by 2040 to cover police, fire, parks, and roads
costs.
o An additional cumulative surplus of $6.0 million in restricted revenues.
e Scenario 2 (0 square feet business park by 2037):
o A cumulative net surplus of $6.0 M by 2040 to cover police, fire, parks, and roads
costs.
o An additional cumulative surplus of $6.0 million in restricted revenues.

Based on this analysis, mitigation for fiscal impacts to the City of Cle Elum is not anticipated
to be necessary to maintain the fiscal balance of the underlying impacted enterprise.

As noted previously, the fiscal analysis is focused primarily on staffing needs associated with
the Proposal and does not specifically address all needed equipment or facility upgrades to
accommodate the additional staff. Examples of equipment and facilities that will be needed
by city departments to provide service to Bullfrog Flats and that are not accounted for on
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the cost side include additional police vehicles; minor physical improvements to the police
station and fire station to accommodate the additional full-time staff; a new fire service
vehicle (tactical tender); and various equipment and vehicles for city-wide maintenance. It is
not always clear, however, whether or to what extent needed equipment is specifically
attributable to Bullfrog Flats or to the City as a whole, and whether costs attributable to
Bullfrog Flats should calculated as a proportional share of the total. In addition, some larger
equipment would be financed through property tax levies, and Bullfrog Flats residents
would thereby pay a proportional share of costs via property taxes.

The estimates in this analysis are based on the best available information and reasonable
assumptions, but they are inherently uncertain. Economic conditions are dynamic, and
economic shocks—whether positive or negative—are difficult to predict in terms of timing,
direction, magnitude, or duration. The city’s fiscal performance will be significantly
influenced by these economic fluctuations, as well as by actions taken by federal, state, and
local policymakers.

Given the uncertainty in forecasting long-term fiscal impacts, a monitoring program is
recommended. The assumptions used in this analysis should be reviewed and updated, as
appropriate, at the following intervals: (1) following completion and occupancy of the first 3
phases of development (approximately 1/3 of total units); at completion of the subsequent
approximate 1/3 of planned units; and (3) 1 year following completion of the development.
The City could also require additional or alternative monitoring in conjunction with any
extension of the Development Agreement. In addition, a shortfall agreement with the
applicant should also be required to ensure that any unanticipated or transitory fiscal
deficits are identified and mitigated.

It is also recommended that the fiscal model be run following City Council action on the
Bullfrog Flats application. This would provide an opportunity to adjust the analysis as
appropriate to reflect any changes in assumptions or conditions that arise from the City’s
decision. The costs of identified capital equipment, as identified in this section, could also
be estimated in this update to determine its effects on the estimated net fiscal surplus
projected in this report.

If future mitigation becomes necessary, the city could also consider measures typical in
municipal budgeting, such as imposing new taxes or fees to balance the budget or adjusting
public service levels to align with available revenues. It is noted, for example, that the City
of Cle Elum does not currently utilize all funding mechanisms available to cities. Some
available options could include implementing local option taxes (such as a voter-approved
levy lid lift), introducing business and occupation taxes, or increasing existing tax rates, such
as utility taxes.
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Kittitas Hospital District No. 2

As noted previously and explained in the EIS Addendum, the Hospital District and the
original Bullfrog Flats UGA property owner, Trendwest, executed a mitigation agreement
that addressed the service-related impacts of the project. The agreement was an
attachment to the 2002 Development Agreement. Subsequently, the City and County each
adopted a resolution stating that the agreed upon mitigation had been performed and the
agreement had been satisfied (by the adoption of Resolution No. 2007-15 by the Cle Elum
City Council on August 14, 2007, and by the adoption of Resolution No. 2007-119 of the
Kittitas County Board of County Commissioners on September 18, 2007). The proposed
Bullfrog Flats Project is an implementing action for the approved 2002 Bullfrog Flats master
site plan, and as identified in the 2024 EIS Addendum, the proposal’s impacts would be the
same or lower than those identified in previous SEPA documents, and for which mitigation
was required. Given that required mitigation has been performed and acknowledged, no
additional mitigation is identified in this updated analysis.

Cle Elum-Roslyn School District

Mitigation measures previously established for the Bullfrog Flats project (see 2002 EIS, 2021
Final SEIS), and memorialized in a mitigation agreement between the Trendwest and the
School District, included donating a 35-acre site to the School District, payments by
Trendwest for portable classrooms and buses to address project-specific student
generation, and a one-time payment to establish a system to track student enroliment. The
agreement stated that it would remain in effect until the UGA property combined with the
Suncadia property reached a pre-determined level of assessed value. The agreement was
included in the Development Agreement.

The agreement stipulated that these mitigation measures would remain in place until the
combined developments reached an assessed valuation of $750 million, at which point all
impacts would be considered fully mitigated. This provision reflected the significant
property tax revenues generated by the developments and their impact on funding prior to
the McCleary decision, which subsequently altered local school levy computations.

Mitigation requirements, as identified in previous SEPA documents and the Bullfrog Flats
Development Agreement have been fulfilled. Public records indicate that as of 2022,
Suncadia had a taxable assessed valuation of approximately $1.4 billion, accounting for over
30% of the School District’s total assessed valuation while contributing a very small fraction
of total enrollment (around 20 students during the 2021-2022 school year out of 900 total).
Suncadia generates substantial local levy revenues that help reduce the property tax burden
for other taxpayers in the District. Based on the terms of the original Mitigation Agreement,
the school-related impacts of the Bullfrog Flats Project have already been addressed, and
additional mitigation under SEPA would be duplicative.
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Kittitas County 911

Projected revenues from the KITTCOM phone tax are expected to fall short of covering the
costs associated with new FTEs under the Bullfrog Flats Project. This shortfall reflects
KITTCOM’s broader challenge: the fixed fee structure of the phone tax, combined with a
declining number of household landlines, places growing financial pressure on the agency to
manage costs while relying on intergovernmental revenues or subscriber fees to balance
the budget.

The new 911 sales tax provides an additional funding source for equipment and operations.
However, it is somewhat unclear whether these funds will be available to address dispatch
service needs directly. If sales funds may be used to address staffing needs, then total
revenues from the project could be sufficient to address project-generated demand, and no
supplemental mitigation would be warranted. Households within the Bullfrog Flats Project
would contribute at the same per-line rate as existing households in the district. It is
reasonable to assume that intergovernmental revenues, including subscriber fees, would
scale with population growth in the city and county. Additionally, subscriber fees could
potentially be restructured to address increased funding needs as service demands evolve.
To the extent that the City of Cle Elum generates fiscal surpluses from the project, these
funds could help support any increases in subscriber fees that may be necessary to mitigate
additional staffing costs at the dispatch level for KITTCOM. Given some uncertainty
regarding use of the sales tax, additional discussion, monitoring and/or possibly a mitigation
agreement between the applicant and KITTCOM should be considered.
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