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Bullfrog Flats

Proposed Master Site Plan 2025

Approved Master Site Plan 2002
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Bullfrog Flats

Current Site Area

918.9 acres
Reduction in area is due to previously conveyed

areas, surveyed boundaries and rounding 

Original Site Area 

+/- 1,100 acres
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Bullfrog Flats Highlights

• 50 affordable units

• Over 500 acres of open space 
including 242 acres of protected 
undeveloped open space

• 16 area public park central to the 
site

• Recreation expansion 

• Protection of critical areas and 
slopes

• Large trail network including horse 
trails

• Variety of housing opportunities 
from townhomes to 
single family detached

• 75 acres of future 
business park

• Buffers for all 
roadways surrounding 
the project boundary
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Site Overview

• Size: 918.9 acres

• 24 parcels

• Access to the site will be provided by:

• Bullfrog Road – 3 access connections 

• SR 903 (West 2nd Street)

• Douglas Munro Blvd
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Site History

• Master Plan and Development Agreement 
approved in 2002

• Water treatment plant constructed and 
conveyed

• School District Expansion land conveyed 

• Rec Center land conveyed 

• Major Modification under the DA submitted 
by Sun Communities in 2020, proposing 
major modification to put in manufactured 
homes and RV parking – permit is on hold

• Bullfrog Flats LLC proposal mimics the 
original approval

• Master Plat BLA and 3 preliminary plats 
Submitted by Blue Fern on August 13, 2024

• All applications deemed Complete 
September 19, 2024
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Land Use Information

• Zones: Planned Mixed Use

• Land Use Designation: 
Planned Mixed Use

• Proposed Uses: Single-
Family Detached Homes, 
Single-Family Attached 
Homes (Townhomes), Multi-
Family Apartments, 
Commercial
• All uses are allowed outright 

within this zone

• Master Planned 
Development

• Inside City Limits and UGA
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Development Agreement

• Established in 2002 and still in effect as written

• Minor Modifications Requested
• Lot coverage increase from 45% to 60% for single family lots and 60% to 75% for 

multifamily lots

• Impervious surface increase from 50-55% to 70% for single family lots

• Removal of 50% garage door width to façade ratio

• Replacement of 10-acre lake and clubhouse requirement with large public park

• Pocket park ownership/maintenance by HOA instead of City

• Flag lots – setbacks and impervious coverage clarified

• Full FEIS done in 2002
• Addendum done with this application

• Conclusion: No probable adverse environmental impacts found from original approval 
that haven’t already been analyzed and mitigated
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Proposed Development

• Master Plat adjusting parcels via Boundary Line Adjustment
• Full development will include

• Residential – 1,334 Dwellings

• 810 Single Family Homes

• 374 Townhomes

• 150 Apartments

• Road Network Connections

• Open Space/Parks

• Preliminary Plats 
(included at this time)
• Phase S-1: 103 Single Family lots 

(BLA Parcel G)

• Phase J: 164 Townhomes
(BLA Parcel H) 

• Phase S-2: 130 Single Family lots
(BLA Parcel I)
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• Parcel G (per BLA)

• 18.62 Acres

• 103 Lots

• 5.53 DU/AC

• Park Space

• Trail Connections

• Stormwater Pond

• Connection to Bullfrog Road

Phase S-1: Single Family
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Phase J: Townhouses

• Parcel H (per BLA)

• 19.81 Acres

• 164 Lots

• 8.28 DU/AC

• Park Space

• Trail Connections

• Stormwater Pond

• Connection to Bullfrog Road
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Phase S-2: Single Family

• Parcel I (per BLA) 

• 27.50 Acres

• 130 Lots

• 4.73 DU/AC

• Park Space

• Trail Connections

• Stormwater Pond
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Project Wide Development Statistics
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Open Spaces and Parks

• Open spaces provided in 
each development area

• Pocket Parks and/or 
protected 
areas provided in 
each development area

• Large public park

• Recreation Expansion 

• Landscaped areas

• Trail network

• 242 acres of undeveloped 
open space along 
western side

• Buffers for all 
roadways 
surrounding 
the project 
boundary
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Highlights

• Large central public park

• Smaller pocket parks in all phases

• Trails throughout Phases
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Trail Network

• Mix of paved and gravel trails

• Bike/Pedestrian Use

• Connections to regional trails 
and park spaces

• Equestrian trail connection
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Infrastructure Improvements
• Stormwater: 

Collect, detain, treat and infiltrate stormwater in 
onsite facilities. Stormwater design meets all 
DOE and City requirements

• Water and Sewer: 
City mains extended 
throughout site

• Fire: 
Turnarounds, looped road 
network & multiple 
access points

• Power: 
Phased build out from PSE

• Roadways: 
Public roads with shared 
pathways, sidewalks, and landscaping
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Right-of-Way Creation
• Each development phase will individually dedicate and construct road right-of-way

• Business Park right-of-way dedicated with future site plan

• Temporary and permanent Fire access road connections

• Built to City standards and road sections per Development Agreement
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Additional Improvements

• Roundabout along Bullfrog Road

• Future recreation expansion 

• Future Phase A provided for affordable 
housing

• Future Business Park area

• Area set aside for cemetery expansion

Previously Completed

• Land provided for water treatment 
facility

• Land provided for public schools

• Land provided for Rec Center

• Reserve area on south side for the 
Horse Park
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Drainage Information

Drainage design 
completed by Core 
Design

• 2024 DOE 
Stormwater 
Management Manual 
for Eastern 
Washington

• Six Existing Basins 
(Residential areas)
• Infiltration Ponds

• Bioretention

• Basin may be 
further divided 
into sub-basins

• Business park (to the 
east, not shown) will 
have separate 
drainage facilities
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Associated Earth Sciences, Inc.

• Sloped area

• Soil Information

• Infiltration Recommendations

Geotechnical Information
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Traffic Information

TENW

Traffic analysis 

updated in 2024 

to account for 

current 

conditions
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Thank you.

We are available for 

questions.
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