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EXHIBIT A-01 
 

CITY OF CLE ELUM 
FINDINGS of FACT, CONCLUSIONS, & RECOMMENDATION  

for 
AN AMENDMENT TO THE BULLFROG FLATS DEVELOPMENT AGREEMENT 

 
File Number: PMU-2026-001 

 
APPLICANT:    Blue Fern 
APPLICANT ADDRESS: 18300 Redmond Way, Suite 120, Redmond, WA 98052 
PROPERTY OWNER:   Bullfrog Flats, LLC 
PROPERTY OWNER ADDRESS:  18300 Redmond Way, Suite 120, Redmond, WA 98052 
PROJECT LOCATION: The project site is in the City of Cle Elum, generally bounded 

by I-90, Bullfrog Road, SR-903, the City Cemetery, and the 
Washington State Horse Park 

PARCEL NUMBER(S): 964102, 12034, 964103, 964104, 964106, 964107, 964108, 
955367 

DATE OF REQUEST:   May 28, 2026 
DATE OF COMPLETENESS:  June 1, 2026 
DATE OF HEARING:   August 18, 2026 
STAFF CONTACT:   Colleda Monick, Planning Consultant  
 

I. DESCRIPTION OF REQUEST: 
Bullfrog Flats LLC has submitted an application for a Major Amendment to the Bullfrog UGA 
Development Agreement to amend Conditions of Approval Nos. 14 and 15 seeking approval 
to locate marketing and sales facilities within residential neighborhoods, whereas such uses 
would otherwise be directed to commercial areas of the Bullfrog UGA. The amendment 
would establish standards for these uses and provide a framework for marketing and sales 
activities associated with the phased build out of the approximately 1,334 dwelling units 
authorized under the Development Agreement. 

II. SUMMARY OF RECOMMENDATION: 
The Administrative Official recommends approval, subject to the findings and recommended 
amendment language contained herein. 
 

III. FACTS: 
A. Processing 

Pursuant to Section 6.5 of the Bullfrog UGA Development Agreement, amendments to the 
Development Agreement are processed as Major Modifications. The application is being 
processed as a Type IV application pursuant to CEMC Chapter 14.30, with a 
recommendation from the Hearing Examiner and final action by the City Council. Procedural 
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review is governed by current City regulations, while vested development standards and 
permitted uses are governed by the Bullfrog UGA Development Agreement and associated 
Conditions of Approval. 
 

1. The application for amendment was submitted on May 27, 2026.  
 

2. The application was deemed complete for processing on June 1, 2026.   
 

3. Notice of Application was sent to the applicant, agencies with jurisdiction, adjoining 
property owners within 300 feet of the subject property, the Confederated Tribes 
and Bands of the Yakama Nation, Confederated Tribes of the Colville Reservation, 
and the Snoqualmie Tribe on June 11, 2026.  The comment period ended on June 
25, 2026, and comments were received from three (3) members of the public. 
 

4. The subject property was posted with land use action signs on Bullfrog Road, SR 903 
and Douglas Munro Way on June 11, 2026.  
 

5. On July 30, 2026, a Notice of Public Hearing and Staff recommendation were made 
available for public review on the city’s website. 
 

6. A legal notice for the public hearing was published in the Northern Kittitas County 
Tribune on July 30, 2026. 
 

7. An Open Record Public Hearing with the Hearing Examiner is scheduled for August 
18, 2026.   

 
8. Environmental Review: The Bullfrog UGA was previously analyzed through an 

Environmental Impact Statement (EIS) completed in conjunction with approval of 
the original Bullfrog UGA Development Agreement. 
 
The proposed amendment does not authorize additional dwelling units, increase 
development density, expand the development footprint, or modify infrastructure 
requirements. The amendment merely clarifies and authorizes a use for marketing 
and sale of residential units within the residential area of a master development. 

 
The SEPA Responsible Official reviewed the proposal and determined that additional 
environmental review is not required. The proposal does not constitute a 
substantial change to the approved development and does not create probable 
significant adverse environmental impacts beyond those previously evaluated. 
 

B. Current Zoning and Land Use: 
The subject properties are located within the Bullfrog UGA and are governed by the 
Bullfrog UGA Development Agreement and associated Conditions of Approval. 

The affected areas are designated for residential development under the approved 
Master Plan and Bullfrog UGA Development Agreement. Residential development is 
currently underway within approved phases of the project. 
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C. Applicable Law: 
This project is subject to the vesting provisions of the Bullfrog UGA Development 
Agreement.  Pursuant to those provisions, the application was reviewed for consistency 
with the following: 

• The goals and policies of the Cle Elum Comprehensive Plan and the zoning 
designation for the property effective as of the vesting date (October 30, 
2002).  

• The 120 Conditions of Approval contained in Attachment B to the Bullfrog 
UGA Development Agreement dated October 30, 2002.  

• The Development Standards approved as Attachments to the Conditions of 
Approval, specifically Attachment 2 Development Standards, which also 
includes the May 2002 City of Cle Elum Construction Standards for the Private 
Construction of Public Facilities for Properties Subject to the Cle Elum UGA 
Master Site Plan.  

 
D. Public Comments 
During the public comment period, the City received comments from three (3) citizens.  A 
summary of the comments and City responses is provided below. 
 

1. On June 11, 2026, Elizabeth M. Kurtz provided written comments as summarized 
below: 

 
Ms. Kurtz submitted written comments opposing the proposed amendment. Ms. 
Kurtz expressed concern that approval of the amendment could encourage 
challenges to the existing Development Agreement, potentially resulting in 
additional legal costs, delays, and risks to the City. She also stated that the request 
was not included in earlier discussions or public comment opportunities and 
expressed concern that any resulting tax increases or public expenditures should 
not be borne by local residents and taxpayers. Ms. Kurtz concluded that the timing 
of the proposed amendment is inappropriate. 
 
Staff Response: The proposed amendment is limited in scope to a request to 
allow temporary marketing and sales facilities associated with the sale of 
residential units within the Bullfrog Flats development. If approved, the 
amendment would not modify the approved land use plan, increase the number 
of permitted dwelling units, expand development capacity, or alter the fiscal 
mitigation obligations established under the 2002 Development Agreement. 
 
The commenter also notes that the request was not included in prior public 
discussions or comment periods. Because this request was submitted following 
approval of the existing Development Agreement and subsequent amendments, 
it is being processed as a separate application in accordance with the amendment 
procedures established in the Development Agreement and the City's vested 
development regulations. Notice of the application and public hearing has been 
provided as required, and interested persons have been afforded the opportunity 
to submit written comments and provide testimony before the Hearing Examiner 
and, ultimately, the City Council prior to any final decision. 



Staff Recommendation (PMU-2026-001) 
August 18, 2026 

4 
EXHIBIT A-01 

 
The concerns regarding potential legal challenges, project delays, or future public 
expenditures are speculative in nature. Staff's review is limited to evaluating 
whether the requested amendment satisfies the applicable review criteria 
contained in the Development Agreement and the City's vested development 
regulations. Staff is not aware of any evidence demonstrating that approval of 
the requested amendment would affect the validity of the existing Development 
Agreement. 
 

2. On June 12, 2026, Stephen Malek provided written comment as summarized 
below: 

 
Mr. Malek submitted comments opposing the proposed amendment. Mr. Malek 
stated that the applicant has not demonstrated a need for separate marketing 
and sales facilities within residential areas and suggested that model homes could 
serve the same function. He cited examples of other residential developments that 
utilized model homes or later relocated sales functions to commercial areas. Mr. 
Malek requested that, if approved, the amendment include clear limitations 
regarding the number, location, size, duration, and removal of any marketing and 
sales facilities. He further stated that any separate sales facilities should be 
located within the future commercial portion of the development rather than 
within residential neighborhoods. 
 
Staff Response: The proposed amendment does not require the use of separate 
sales facilities, but rather would authorize marketing and sales uses directly 
associated with the sale of residential units or other structures within the 
residential area of the Bullfrog UGA, including model homes, sales offices, 
customer parking, and related improvements. 
 
Mr. Malek also requests greater specificity regarding the location, size, duration, 
and eventual removal of sales facilities. Staff agrees that marketing and sales uses 
should remain temporary in nature and directly related to the sale of residential 
units within the Bullfrog UGA. Accordingly, the proposed amendment includes 
limitations restricting such uses to residential marketing and sales activities and 
requiring temporary facilities to be removed upon completion of sales activity 
within the applicable phase, parcel, or planning area. 
 
The amendment does not approve any specific building, location, or site plan. Any 
future development remains subject to applicable permitting, development 
standards, and review requirements. 
 

3. On June 12 and 13, 2026, Wes Goumaz provided comments as summarized 
below:  
 
Mr. Goumaz submitted comments regarding the design and operation of any 
marketing and sales facilities that may be authorized through the proposed 
amendment. Mr. Goumaz encouraged architectural designs, signage, and lighting 
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that are consistent with the area's natural setting, historic character, and 
western-themed aesthetic. He expressed concerns regarding visual impacts from 
excessive signage, digital displays, neon lighting, and sign clutter, and advocated 
for consistent design standards, limited lighting, and a "less is more" approach to 
marketing and wayfinding signage. 
 
Staff Response: The proposed amendment does not approve any specific 
building, sign, lighting plan, or site design. Rather, it would authorize marketing 
and sales uses within residential areas of the Bullfrog UGA subject to the terms 
of the Development Agreement. 
 
Any future marketing and sales facilities, signage, and associated site 
improvements would remain subject to the applicable Development Agreement 
provisions, Conditions of Approval, Development Standards, and any required 
subsequent development review and permitting processes. The specific design 
and placement of such improvements would be evaluated at the time detailed 
development proposals are submitted. 

 
IV. Findings: 

A. Development Agreement Amendment 
The Bullfrog UGA Development Agreement and associated Conditions of Approval 
establish a comprehensive vested land use framework governing development of the 
project. The Conditions of Approval identify permitted uses and development standards 
applicable within the various planning areas of the development. While marketing and 
sales activities are commonly associated with the development and sale of residential 
communities, neither the Development Agreement nor the Conditions of Approval 
expressly identify marketing and sales facilities as a permitted use within residential 
zones. The applicant maintains that such uses are permitted as incidental to the vested 
residential entitlement authorized by the Development Agreement. The City processes 
this amendment to provide regulatory certainty and to avoid future interpretive disputes. 
 
Because the Development Agreement functions as the vested regulatory framework 
governing the project and contains specific provisions regarding permitted uses, staff 
finds that adding marketing and sales facilities as an expressly authorized use provides 
greater regulatory certainty and avoids future disputes regarding interpretation of the 
Development Agreement. Accordingly, processing the request as a Major Amendment is 
appropriate and consistent with the modification procedures established within the 
Development Agreement. 
 
The requested amendment would allow marketing and sales facilities directly associated 
with the sale and build out of residential units authorized under the Bullfrog UGA 
Development Agreement. Such facilities are commonly utilized within large-scale master 
planned residential communities to support the marketing, sale, and occupancy of 
approved residential development. 
 
The proposed amendment does not authorize additional dwelling units, increase 
residential density, modify approved land use allocations, expand the approved 
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development footprint, alter approved circulation patterns, modify infrastructure 
requirements, or increase utility demands beyond those previously contemplated by the 
Development Agreement and associated environmental review. The amendment would 
facilitate implementation of the residential development already authorized by the 
Development Agreement rather than create new development rights. 
 
Staff further finds that the proposed amendment is limited in scope and administrative in 
nature. Unlike amendments that modify development capacity, land use allocations, 
infrastructure obligations, or project phasing, the requested amendment is intended to 
clarify the permissibility and regulation of marketing and sales facilities associated with 
residential development already authorized under the Development Agreement. The 
amendment does not alter the fundamental development program established by the 
2002 Development Agreement, as amended in 2017 and 2025. 
 
Staff finds that marketing and sales facilities serving the approved residential 
development are accessory and incidental to implementation of the vested residential 
entitlements and are generally consistent with the purpose and intent of the 
Development Agreement. 
 
The amendment language proposed by the applicant would benefit from greater clarity. 
Specifically, the phrase "marketing and sales use, including any reasonably necessary 
facilities and structures" could be interpreted to authorize a range of activities and 
improvements beyond those customarily associated with residential marketing and sales 
functions. As drafted, the proposed language does not clearly establish limitations 
regarding the scope of the use, duration of the activity, or the ultimate disposition of any 
facilities constructed for marketing and sales purposes. 
 
Accordingly, staff recommends approval of modified amendment language that expressly 
limits the use to facilities directly related to the marketing and sale of residential units 
within the Bullfrog UGA, establishes standards governing the operation and duration of 
the use, and clarifies that approval of marketing and sales facilities does not create 
additional development rights beyond those already authorized under the Development 
Agreement. 
 
Subject to the recommended modifications, staff finds that the proposed amendment is 
consistent with the purpose and intent of the Bullfrog UGA Development Agreement, 
provides additional clarity regarding permitted uses within residential zones, and will 
facilitate orderly implementation of the approved master planned community without 
materially altering the approved development. 
 
B. Comprehensive Plan 
The proposal supports orderly residential development within the Urban Growth Area 
and facilitates implementation of an approved master planned community. 

 
The amendment does not create new commercial zoning entitlements or authorize 
unrelated business activities. The use remains subordinate and directly related to 
residential development authorized by the Development Agreement. 
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Staff finds the proposal consistent with the goals and policies of the Cle Elum 
Comprehensive Plan.  

 
C. Determination of Consistency 
The phrase "reasonably necessary facilities and structures" could be interpreted to 
authorize a range of activities and improvements beyond those typically associated with 
residential marketing and sales functions. Accordingly, staff recommends approval of 
modified language that expressly limits the use to model homes, sales offices, customer 
parking, and other customary activities directly related to the marketing and sale of 
residential units within the Bullfrog UGA. The recommended amendment also establishes 
limitations regarding duration, conversion of permanent facilities, and compliance with 
applicable development standards. 

 
D. SEPA 
The SEPA Responsible Official determined that no additional environmental review is 
required. 

 
The amendment itself does not authorize construction of a specific facility or approve a 
specific site plan. Any future marketing and sales facility requiring separate permits or 
development approvals will be reviewed under the applicable provisions of the 
Development Agreement, municipal code, and SEPA regulations in effect at the time of 
application. The City will determine the appropriate level of environmental review based 
on the details of the future proposal. 
 

V. CONCLUSIONS: 
A. The proposed amendment is consistent with the purpose and intent of the Bullfrog UGA 

Development Agreement. 
B. The proposed amendment does not increase development intensity or modify 

approved land use allocations. 
C. The proposed amendment is consistent with the Cle Elum Comprehensive Plan. 
D. The proposed amendment does not result in significant adverse environmental impacts 

beyond those previously evaluated. 
E. Approval of the amendment, as modified by staff, is appropriate. 

 
VI. RECOMMENDATION: 

The Administrative Official recommends approval of the proposed Major Amendment to the 
Bullfrog UGA Development Agreement, modifying Conditions of Approval Nos. 14 and 15 to 
include the following: 
 
Marketing and sales of new residential units within the Bullfrog UGA is a permitted use in all 
Residential Zones through completion of new home sales within the UGA. Permitted activities and 
facilities include sales offices, model and demonstration homes, design studios, customer and 
visitor parking, and other facilities and activities customarily incidental to the marketing and sale 
of new residential units, whether conducted in a temporary or a permanent structure, subject to 
the following standards:  
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1. Marketing and sales facilities shall be limited to the marketing and sale of residential 
units located within the Bullfrog UGA and shall not be used for unrelated commercial 
activities. Activities customarily conducted in connection with the sale of new homes, 
including design selection, lender, title, and escrow coordination, and homeowner 
orientation, are not unrelated commercial activities for purposes of this Condition. 

 
2. No more than one (1) sales office shall be permitted within any one residential plat 

(full phase; e.g., all of S-2, all of P-4). Model and demonstration homes may be used 
for marketing and sales activity, including tours and execution of purchase 
agreements, and shall not count toward the limits established in this Condition. This 
Condition does not limit the number of model or demonstration homes permitted 
within any phase. 
 

3. The sales office and model home use is limited to residential marketing and sales 
activities and uses customarily incidental thereto. Contractor yards, construction 
staging areas, equipment or material storage, fleet parking, maintenance facilities, 
and other construction-related operational uses shall not be established as part of or 
in support of the sales use. This condition does not prohibit contractor yards, 
construction staging areas, or similar construction support activities that are 
separately authorized through applicable permit approvals. 
 

4. Any temporary marketing and sales facility shall be removed or converted to 
permanent use upon completion of residential sales activity within the applicable plat 
phase. 
 

5. Any permanent structure utilized for marketing and sales purposes shall be designed 
and constructed for an identified long-term use consistent with the Development 
Agreement and applicable zoning designation. At the time of permit application, the 
applicant shall identify the intended permanent use of the structure. 
 

6.  Any permanent structure utilized for marketing and sales purposes shall ultimately 
be converted to: 

a. A dwelling unit permitted within the applicable residential zone; 
b. A community building or other facility owned or managed by the 

homeowners' association; or 
c. Another use specifically permitted within the applicable zoning designation 

and approved by the City.  
 

7. Approval of marketing and sales facilities shall not increase the maximum number of 
dwelling units authorized by the Development Agreement, modify approved 
residential densities, or create additional development rights. 
 

8. Sales facilities shall be subject to Site and Design Review and shall comply with the 
development standards applicable under the Development Agreement and 
Conditions of Approval, including Attachment 2 and Condition 15, together with the 
building and fire codes in effect at the time of permit application. Nothing in this 
Condition alters the vesting provisions of the Development Agreement. 
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9. Signage associated with the temporary sales and marketing facility shall be limited to
that necessary to identify the temporary use and direct visitors to the facility. All
signage shall comply with the applicable sign regulations contained in the vested 2002
Development Agreement and Development Standards. Any temporary freestanding,
directional, wall, or window signage shall be removed upon termination of the
temporary sales use or conversion of the building to a permitted residential use.

10. Upon the effective date of this amendment, marketing and sales facilities authorized
by this Condition are permitted uses within Residential Zones and require no separate 
temporary use permit or additional land use approval beyond Site and Design Review
and required construction permits.

11. Approval of this amendment is intended to provide regulatory certainty and does not
constitute a determination that marketing and sales uses incidental to the residential
development authorized by the Development Agreement were prohibited prior to its
adoption. The positions of the applicant and the property owners regarding
interpretation of the Development Agreement and Conditions of Approval as
previously adopted are reserved.

Colleda Monick
City Planning Consultant
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Bullfrog Flats, LLC 
                              (877) 294-3828 
18300 Redmond Way Ste 120 
               Redmond, WA 98052 

Page 1 of 3 

Via Email Delivery 

May 27, 2026 

Virgil Amick 
City of Cle Elum 
Planning Department 
119 West First Street  
Cle Elum, WA 98922 

Re: Bullfrog UGA Development Agreement:  
Application for Major Amendment to Allow New Homes Marketing and Sales Center for 
Residential Development 

Bullfrog Flats LLC, as Master Developer of the Bullfrog UGA, hereby respectfully requests a Third 
Amendment to the Bullfrog UGA Development Agreement on our behalf and that of Risewell 
Homes, the owner of Parcels J, S-1, and S-2. Risewell Homes expects to be ready to show and begin 
selling new homes in late July. To support this schedule, it is critical to expeditiously establish a 
marketing and sales location to welcome potential customers, distribute community information 
and home availability schedules, and provide a location(s) for home sale activities. In the process 
of preparing for this 2026 sales calendar, it has come to our attention that a specific use to 
accommodate the marketing and sales of new homes should be included as permitted uses within 
the residential development area of the Bullfrog UGA.  

The Bullfrog UGA Development Agreement, executed October 30, 2002 and amended March 28, 
2017 and March 25, 2025 (collective referred to as the “Development Agreement”), does not 
expressly address the essential need for a new construction community to include a structure(s) 
within the residential development area which would accommodate on-site marketing and sales of 
new homes. Given the lack of clarity in the Development Agreement on this point, a sales center(s) 
of any type, regardless of whether housed within a residence or use-specific structure, is not readily 
listed as a “permitted use” in the residential zones as set forth in the Conditions of Approval, i.e. the 
“Applicable Law” as defined by the UGA Development Agreement. 

On-site sales centers are a mainstay in master plans throughout the country and are essential to a 
timely and successful sales program. Given Risewell’s plans to begin new home sales this summer, 
allowing for an onsite location to serve as a sales ‘center’ or centers (depending in future based on 
project needs), whether as a temporary or permanent structure(s), is essential. It is essential and 
extremely time sensitive to update the residential uses to include a marketing and sales structure 
which will serve the anticipated sale of 1300-plus residences within a new community. 
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Bullfrog Flats, LLC 
                              (877) 294-3828 
18300 Redmond Way Ste 120 
               Redmond, WA 98052 

Page 2 of 3 

This proposed Major Amendment would add “structure(s) accommodating marketing and sales of 
new homes” as a permitted use in all residential development areas of the Master Plan. No sales of 
homes outside of the UGA or re-sale operations are proposed. Once new homes sales within the 
residential development are complete, the use would no longer be applicable, any temporary 
structures would need to be removed, and any permanent structures would be converted to their 
permanent use based on the permitted uses within the zone and sold (if the permanent use is as a 
dwelling unit) or turned over to the HOA for the community use and enjoyment (if the permanent 
use is for the community). 

Currently, allowable residential land uses are described in Paragraphs 14 (icl. table) and 15 of the 
DA Conditions of Approval.  This application proposes to amend Section 14 by adding the following 
sentence to the end of Section 14, proposed language shown below in italics: 

“Marketing and Sales use, including any reasonably necessary facilities and 
structures, specifically related to the residential build out of the UGA are allowed in 
all Residential Zones through completion of new homes sales. Any temporary 
structures would need to be removed, and any permanent structures would be 
converted to their permanent use based on the permitted uses within the zone and 
sold (if the permanent use is as a dwelling unit) or turned over to the HOA for the 
community use and enjoyment (if the permanent use is for the community).” 

In addition, we propose the following amendment, inserting a second paragraph to Section 15, 
proposed language shown below in italics: 

“Marketing and Sales facilities and structures will be subject to the relevant standards of 
Chapter 17.04 General Provisions, 17.56 Off Street Parking and Loading, 17.64 
Landscaping, 17.76 Site and Design Review, and relevant building codes.” 
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Bullfrog Flats, LLC 
                              (877) 294-3828 
18300 Redmond Way Ste 120 
               Redmond, WA 98052 

Page 3 of 3 

We recognize that, pursuant to Section 6.5 of the Development Agreement, the City will consider 
whether additional SEPA review is warranted for this proposed modification. The nature of this 
proposed modification would not result in project-specific permit approval; the additionally 
permitted use facilitates the already permitted uses and purpose/intent of the Development 
Agreement, all of which were extensively reviewed under the prior EIS. As a result, this proposed 
amendment does not involve a substantial change to the proposal or present new information that 
would lead to significant new information that would indicate probable significant adverse 
environmental impacts. Under these circumstances, SEPA instructs that the City shall use the 
existing EIS, unchanged, to underlay its review of this application. WAC 197-11-600.  

Please let us know if we can provide any additional information or narrative for your consideration of 
this request. As noted above, time is very much of the essence and we appreciate the City’s 
expeditious review.  

Best Regards, 

Duana Koloušková 
Chief Legal Officer 

18300 Redmond Way Suite 120 
Redmond, WA 98052  
206.200.8986 (Cell) 
bluefern.com 
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City of Cle Elum 
119 West First Street 
Cle Elum, WA  98922 

Phone: (509) 674-2262 
Fax: (509) 674-4097 

www.cleelum.gov 

 NOTICE OF APPLICATION 

DATE:  June 11, 2026 
TO:  Agencies with Jurisdiction, Applicant, and Adjoining Property Owners 
FROM:  City of Cle Elum, Planning Department 
APPLICANT: Bullfrog Flats, LLC 
FILE NUMBER: PMU-2026-001 
LOCATION:  The project site is in the City of Cle Elum, generally bounded by I-90, 

Bullfrog Road, SR-903, the City Cemetery, and the Washington State 
Horse Park 

TAX PARCEL NUMBER(S): 964102, 12034, 964103, 964104, 964106, 964107, 964108, 955367, 
964105 

DATE OF APPLICATION:  May 28, 2026 
DATE OF COMPLETENESS: June 1, 2026 

PROJECT DESCRIPTION: The City of Cle Elum has received an application for a Major Amendment to the 
Bullfrog UGA Development Agreement to allow marketing and sales facilities and structures associated 
with the sale of new homes within residential development areas of the Bullfrog UGA. The amendment 
would establish permitted use provisions and applicable development standards for such facilities during 
the build-out of the community. 

REQUIRED PERMITS: Approval of a Major Amendment to the Bullfrog UGA Development Agreement 
pursuant to the provisions of the Development Agreement and applicable provisions of the Cle Elum 
Municipal Code. Additional permits may be required for any future construction or occupancy of 
approved marketing and sales facilities.  

ENVIRONMENTAL REVIEW: The Bullfrog UGA Master Plan and Development Agreement have previously 
been evaluated through environmental review conducted under the State Environmental Policy Act 
(SEPA), including preparation of an Environmental Impact Statement (EIS). The City has determined that 
this application will be reviewed utilizing the existing environmental documentation prepared for the 
Bullfrog UGA and that no additional SEPA threshold determination is required for consideration of this 
Development Agreement amendment. 

REQUEST FOR WRITTEN COMMENTS: Agencies, tribes, and the public are encouraged to review and 
comment on the proposed project.  There is a 14-day comment period for this review. All written 
comments received by 4:30 p.m. on June 25, 2026 will be considered.  This proposal requires a Public 
Hearing which has been scheduled for August 18th, 2026. Please reference file numbers (PMU-2026-001) 
and applicant’s project name (Bullfrog Flats, LLC) in any correspondence you submit.  You can mail or 
submit your comments to: 
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City of Cle Elum, Attention: Planning Department/Bullfrog Flats, LLC 

119 West First Street, Cle Elum, WA 98922 

Or email: planning@cleelum.gov 

PUBLIC HEARING AND REVIEW AUTHORITY: A public hearing before the Hearing Examiner will be 
scheduled following completion of project review. Notice of the hearing date, time, and location will be 
provided in accordance with applicable City requirements.  The hearing date has been set for August 18, 
2026 at 6 PM.  The Hearing Examiner will conduct an open-record public hearing and make a 
recommendation regarding the proposed amendment. Final action will be taken by the Cle Elum City 
Council in accordance with the Development Agreement and applicable City procedures. 

If you have any questions on this proposal, please contact Colleda Monick, Planning Consultant at (509) 
966-7000, or email to: planning@cleelum.gov
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Agency/Org Name Contact Position Email Updated

City of Cle Elum Matthew Lundh Mayor mlundh@cleelum.gov 5/11/2021
City of Cle Elum Robert Omans Administrator/Building Official romans@cleelum.gov 5/11/2021
City of Cle Elum Erica Krum Assistant City Administrator ekrum@cleelum.gov
City of Cle Elum Virgil Amick Permit Tech/Office Tech vamick@cleelum.gov
City of Cle Elum Shannon Johnson City Planning Director sjohnson@cleelum.gov
City of Cle Elum Richard Weinman City SEPA Consultant richardw-llc@comcast.net
City of Cle Elum Christina Wollman Contract Planner/Perteet christina.wollman@cleelum.gov
City of Cle Elum Colleda Monick Contract Planner/HLA colleda.monick@cleelum.gov
City of Cle Elum Mike Heit City Engineer mheit@hlacivil.com
City of Cle Elum William LaRue Water & Wastewater Plant Manager wlarue@cleelum.gov
City of Cle Elum Robin Newcomb Treasurer rnewcomb@cleelum.gov 8/10/2021
City of Cle Elum Debbie Lee Clerk dlee@cleelum.gov
City of Cle Elum Audrey Casassa Utility Clerk acasassa@cleelum.gov 8/10/2021
City of Cle Elum Mat Bailey Acting Public Works Director mbailey@cleelum.gov 8/10/2021
City of Cle Elum Whitney Prosek Office Assistant wprosek@cleelum.gov 5/11/2021
City of Cle Elum Rich Albo Police Chief ralbo@cleelum.gov 5/11/2021
City of Cle Elum Ed Mills Fire Chief emills@cleelum.gov 5/11/2021
City of Cle Elum Steven Harper City Council steveharper@cleelum.gov 8/10/2021
City of Cle Elum Beth Williams City Council bwilliams@cleelum.gov 8/10/2021
City of Cle Elum Ken Ratliff City Council kratliff@cleelum.gov 8/10/2021
City of Cle Elum Cassidy Buechle-Curtis City Council cbuechle-curtis@cleelum.gov 8/10/2021
City of Cle Elum Sarah Hubbard City Council shubbard@cleelum.gov
City of Cle Elum Audrey Malek City Council amalek@cleelum.gov
City of Cle Elum Steven Cook City Council scook@cleelum.gov
City of Cle Elum Gary Berndt Planning Commission gberndt@cleelum.gov 8/10/2021
City of Cle Elum Paul Kantwill Planning Commission pkantwill@cleelum.gov 8/10/2021
City of Cle Elum Cassidy Buechle-Curtis Planning Commission cbuechle-curtis@cleelum.gov 8/10/2021
City of Cle Elum Colin Brissey Planning Commission cbrissey@cleelum.gov
City of Cle Elum Ian Steele Planning Commission isteele@cleelum.gov
City of Cle Elum Marc Kirkpatrick Planning Commission mkirkpatrick@cleelum.gov
City of Cle Elum Amanda Hahnemann Planning Commission ahahnemann@cleelum.gov
City of Cle Elum Jane Agar Librarian jagar@cleelum.gov 8/10/2021
City of Cle Elum Amy Pridemore Asst. Librarian apridemore@cleelum.gov 8/10/2021
City of Cle Elum City Attorney Alexandra Kenyon City Attorney alexandra@kenyondisend.com
City of Roslyn Michelle Geiger Planner / Building Official Planner@ci.roslyn.wa.us
City of Roslyn Jeff Adams Mayor jeff.adams@ci.roslyn.wa.us;
City of Roslyn Claudia Guilford Librarian librarian@ci.roslyn.wa.us
City of Roslyn Brandi Taklo Clerk clerk@ci.roslyn.wa.us
City of Roslyn Bubba Simplot Pulic Works publicworks@ci.roslyn.wa.us
Town of South Cle Elum Luanne Osiadacz Clerk townhall@southcleelum.org
Town of South Cle Elum Jim DeVere Mayor cjdevere@msn.com
Town of South Cle Elum Lee Hadden Fire Chief llhadden1@gmail.com
City of Ellensburg Dan Carlson Planning Director carlsond@ellensburgwa.gov
City of Ellensburg Stacey Hebderson Planning Manager hendersons@ellensburgwa.gov
City of Ellensburg Nancy Lillquist Mayor lillquistn@ci.ellensburg.wa.us;
City of Kittitas Christa Stream Admin christa.stream@cityofkittitas.com

City of Cle Elum, Washington BF Email Distribution List

Tuesday, August 10, 2021
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Cascade Irrigation District cid@fairpoint.net
Kittitas County Code Enforcement Laura Kukes laura.kukes@co.kittitas.wa.us
Kittitas County Building Dept. Jeremy Larson jeremy.larson@co.kittitas.wa.us
Kittitas County Building Dept. Steph Mifflin steph.mifflin@co.kittitas.wa.us
KITTCOM George Long Director adminstaff@kittcom.org
Kittitas County Assessors Office ADMIN assessoradmin@co.kittitas.wa.us
Kittitas County Assessors Office Haley Mercer Cadastral Technician haley.mercer@co.kittitas.wa.us
Kittitas County Commissioner Laura Osiadacz Commissioner Dist#2 laura.osiadacz@co.kittitas.wa.us
Kittitas County Commissioner Cory Wright Commissioner Dist#1 cory.wright@co.kittitas.wa.us
Kittitas County Commissioner Brett Wachsmith Commissioner Dist #3 brett.wachsmith.co@co.kittitas.wa.us
Kittitas County Environmental Health Jesse Cox jesse.cox@co.kittitas.wa.us
Kittitas County Public Health Department Environmental Health environmentalhealth@co.kittitas.wa.us
Kittitas County Public Health Department Public Health environmentalhealth@co.kittitas.wa.us
Kittitas County Planning Department Chad Bala Director chad.bala@co.kittitas.wa.us
Kittitas County Planning Department Jeremy Johnston long range Planner jeremy.johnston@co.kittitas.wa.us
Kittitas County Planning Department Jamey Ayling Planning Manager jamey.ayling@co.kittitas.wa.us
Kittitas County Public Works Department Kelee Hodges Environmental/Transportation Planner kelee.hodges.pw@co.kittitas.wa.us
Kittitas County Public Works Department Josh Fredrickson County Engineer josh.fredrickson@co.kittitas.wa.us 8/10/2021
Kittitas County Public Works Department Cameron Curtis cameron.curtis@co.kittitas.wa.us
Kittitas County Community Development Services cds@co.kittitas.wa.us
Kittitas Reclamation District sarah@krdistrict.org
Kittitas County Solid Waste solidwaste@co.kittitas.wa.us
Kittitas County Housing Authority housing@hakittitas.org
Kittitas County Parks and Recreation District #1 John Storch Chair john.storch@kprd1.org
washington State Department of Health John Williams Director john.williams@doh.wa.gov
Washington State Department of Health Russell Mau Russell.mau@doh.wa.gov
Washington State Department of Commerce Deanah Watson Sr. planner deanah.watson@commerce.wa.gov
Washington State Department of Commerce Review Team reviewteam@commerce.wa.gov
Washington State Department of Archaelogogy and Historic Preservation SEPA Review sepa@dahp.wa.gov
Washington State Department of Natural Resources SEPA Center sepacenter@dnr.wa.gov
Washington State Department of Natural Resources Martey Mauney Forester MARTIN.MAUNEY@dnr.wa.gov
Washington State Department of Natural Resources Luke Warthen Southeast Region District Manager Luke.warthen@dnr.wa.gov
Washington State Department of Natural Resources Amanda Moody Coordinator amanda.moody@dnr.wa.gov 8/10/2021
Washington State Department of Natural Resources Wyatt Leighton Southeast Region Assistant Regional Manager for 

Wildfire and Forest Practices
wyatt.leighton@dnr.wa.gov 8/10/2021

Washington State Department of Natural Resources Suzy hill Secretary Senior Rivers@dnr.wa.gov
Washington State Department of Ecology Lennard Jordan Shorelines lennard.jordan@ecy.wa.gov
Washington State Department of Ecology Lori White Critical Areas lori.white@ecy.wa.gov
Washington State Department of Ecology Gwen Clear SEPA Coordinator crosepa@ecy.wa.gov
Washington State Department of Ecology Sandra Floyd Central Regional Office Floodplain Management 

Specialist
sflo461@ecy.wa.gov 8/10/2021

Washington State Department of Ecology Gertie Desallier Admin Assistant gertie.desallier@ecy.wa.gov
Washington State Department of Ecology SEPA Register separegister@ecy.wa.gov
Washington State Department of Fish and Wildlife SEPA Review R3planning@dfw.wa.gov
Washington State Department of Fish and Wildlife Jennifer Nelson Area Habitat Biologist jennifer.nelson@dfw.wa.gov
Washington State Department of Fish and Wildlife Cassandra Weekes Fish & Wildlife Habitat Biologist cassandra.weekes@dfw.wa.gov
Washington State Department of Transportation Paul Gonseth Planning Engineer GonsetP@wsdot.wa.gov
Washington State Department of Transportation Jacob Prilucik Asst. Planning Engineer PrilucJ@wsdot.wa.gov
Washington State Department of Transportation Bill Sauriol Environmental/SEPA Official sauriow@wsdot.wa.gov
Washington State Department of Transportation scplanning@wsdot.wa.gov
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Washington State Parks Ken Graham ken.graham@parks.wa.gov
Air Traffic and Airspace Bob Bright Director of Plans robert.d.bright10.civ@army.mil
US Army Corps of Engineers David Moore Eastern WA david.j.moore@usace.army.mil
US Federal Highway Administration Angel Rivera WA Division Area Engineer Washington.fhwa@dot.gov
US Postal Service Sandeep Kaur Cle Elum Postmaster sandeep.kaur@usps.gov
US Forest Service Joe Rausch District Ranger joseph.rausch@usda.gov
The Conederated Tribes of the Colville Reservation Connor Armi connor.armi.hsy@colvilletribes.com
The Confederated Tribes of the Colville Reservation Guy Moura Tribal Historic Preservation Officer guy.moura@colvilletribes.com
The Confederated Tribes of the Colville Reservation Aren Orsen Cultural Resources Program aren.orsen.hsy@colvilletribes.com
The Confederated Tribes of the Colville Reservation John Sirois john.sirois.adm@colvilletribes.com
The Confederated Tribes of the Colville Reservation Darnell Sam darnell.sam.adm@colvilletribes.com
The Confederated Tribes of the Colville Reservation Milton Davis milton.davis.adm@colvilletribes.com
The Confederated Tribes of the Colville Reservation Jordan Bovee jordan.bovee.hsy@colvilletribes.com
The Snoqualmie Indian Tribe Steve Mullen-Moses Director, Arcaheology and Historic Preservation steve@snoqualmietribe.us
The Snoqualmie Indian Tribe Adam Osbekoff Assistant Director, Arch. & Hist. Preservation adam@snoqualmietribe.us
The Confederated Tribes and Bands of the Yakama Nation enviroreview@yakama.com
The Confederated Tribes and Bands of the Yakama Nation Rose Ferri Tribal Historic Preservation Officer thpo@yakama.com
The Confederated Tribes and Bands of the Yakama Nation Noah Oliver Cultural Resources Program Noah_Oliver@Yakama.com
The Confederated Tribes and Bands of the Yakama Nation Corrine Camuso Cultural Resources Program ccamuso@yakama.com
The Confederated Tribes and Bands of the Yakama Nation Phil Rigdon Natural Resources Program prigdon@yakama.com;
The Confederated Tribes and Bands of the Yakama Nation Charlie Strom Cle Elum Hatchery – Manager osprey@qwestoffice.net
 Washington State Horse Park Wendy Hensley Executive Director director@wahorsepark.org
Mountains to Sound Greenway Trust Nicky Pasi Cle Elum Coordinator nicky.pasi@mtsgreenway.org
The Nature Conservancy Darcy Batura Area Supervisor darcy.batura@tnc.org
Kittitas County Chamber of Commerce Amy McGuffin Executive Director amy@kittitascountychamber.com
Bureau of Reclamation lhendrix@usbr.gov
City of Cle Elum Fire Department Ed Mills Fire Chief emills@cleelum.gov 8/10/2011
City of Roslyn Fire Department Corrie Reagan Fire Chief corrie.reagan@roslynfire.org
Kittitas County Fire Marshal Dan Young dan.young@co.kittitas.wa.us
Kittitas County Fire District No. 6 Chief Sinclair Fire Chief sinclairj@kvfr.org
Kittitas County Fire District No. 7 Chief Milbert Fire Chief office@kcfd7.com
Kittitas County Hospital District #2 Geoff Scherer geoffscherer@gmail.com;
Kittitas County Sheriff's Office Darren Higashiama Commander - Emergency Management darren.higashiyama@co.kittitas.wa.us
Kittitas County Sheriff's Office Clay Meyers Sheriff clay.myers@co.kittitas.wa.us
Kittitas County Sheriffs Office Kim Dawson Administrative Assistant kim.dawson@co.kittitas.wa.us
Waste Management Aaron Kelly Dist. Manager of Central WA akelly1@wm.com
Cle Elum - Roslyn School District #404 John Belcher Superintendent belcherj@cersd.org
Cle Elum - Roslyn School District #405 Mark Soderstrom Facilities Manager soderstromm@cersd.org
Cle Elum - Roslyn School District #406 Rosa Overton Transportation Manager overtonr@cersd.org
Hopesource Mark Hollandsworth mhollandsworth@hopesource.us
Hopesource Craig Kelly ckelly@hopesource.us
Kittitas Valley Healthcare Rhonda Holden rholden@kvhealthcare.org
AARF Animal Shelter Lori Clemente Director arrfanimalrescue@gmail.com
Inland Networks Nolan Weis Owner nolan@inlandnet.com
Puget Sound Energy David Hoffman David.Hoffman@pse.com
Puget Sound Energy Sandy Leek sandy.leek@pse.com
Puget Sound Energy Adam Crawford Community Coordinator adam.crawford@pse.com
Bonneville Power Administration Valorie Connell Realty Specialist vlconnell@bpa.gov
NKC Tribune Lyn Derick  forchin8@gmail.com
Inland Networks Nolan Weis Owner nolan@inlandnet.com
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NKC Tribune tribune@nkctribune.com
NKC Tribune Jana Stoner Staff - Legal Ads jana@nkctribune.com
NKC Tribune Terry Hamburg Staff - Legal Ads terry@nkctribune.com
Daily Record Megan Woodruff Staff - Legal Ads legals@kvnews.com

On June 11, 2026, I sent the Bullfrog Flats 3rd 
amendment to the DA Notice of Application  to 
the above email recipiants, Permit 
PMU-2026-001. Virgil Amick
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KFCD #3 (Easton) P.O. Box 52 Easton, WA.98925
KFCD #6 (Lake Cle Elum) P.O. Box 328  Ronald, Wa. 98940
Cle Elum Fire 301 Penn Ave. Cle Elum, WA. 98922
Roslyn Fire P.O. Box 451 Roslyn, WA. 98941
KCFD #1 P.O. Box 34 Thorp, WA. 98946
KCFD #4  (Vantage) P.O. Box 29 Vantage, WA. 98950
Fire District #7 31 Firehouse Rd. Cle Elum, WA. 98922
South Cle Elum Fire P.O. Box 762  S. Cle Elum, WA. 98943
Kittitas Valley Fire & Rescue 2020 Vantage Highway, Ellensburg WA. 98926
KCFD #51 (Snoq Pass) P.O. Box 99, Snoqualmie Pass WA. 98068
Kittitas Fire P.O. Box 719 Kittitas Wa. 98934
DNR (Southeast Region) 713 Bowers Rd. Ellensburg, WA. 98926

On June 11, 2026, I sent the Bullfrog Flats 3rd 
amendment to the DA Notice of Application  to the 
above recipiants, Permit PMU-2026-001. Virgil Amick
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2002 Organizations/Individuals who Commented

First Name Last Name Email Address Notes

Pacific Groundwater Group Found two WA organizations could not determine appropriate contact
Ellie Belew ebelew.writer@gmail.com Found online
Fred Hein Could not determine contact
Shannon Cernick P.O. Box 1381, Ronald, WA 98940-1381 Found address via Compas
Larry Susich Possibly passed
Molly Palmer Possibly passed
Lisa Messmer Could not determine contact
Edmund Janszkiewicz eajanuszkiewicz@gmail.com Found online
Peg Bryant Cordy Cook 17amie52@gmail.com Found on 47 North Comment
Bricklin & Gendler, LLP This firm no longer exists or possible name change
Rachael Paschal rdpaschal@earthlink.net Found online
Thelma Simon tpsimon1@hotmail.com Found on 47 North Comment
Larry Jammes Could not determine contact
Erin Krake Could not determine contact
Len Norwitz Could not determine contact
Susan Willis Could not determine contact
Uren Tom tom.uren11@gmail.com

Stiffarm Denise
denise.stiffarm@pacificalawgrou
p.com

Belcher John belcherj@cersd.org

On June 11, 2026, I sent the Bullfrog Flats 3rd amendment to the DA Notice of 
Application  to the above email recipiants, Permit PMU-2026-001. Virgil Amick
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1

t2_Owner t2_Addre_1 t2_City t2_State t2_Zip
BELL, MITCHELL 301 FRANKIE LN CLE ELUM WA 98922-5108
BENAVIDES, REBECCA A 1091 WOODDUCK RD CLE ELUM WA 98922-8578
BERLIN, MICHAEL JOHN 1006 FRANKIE LN CLE ELUM WA 98922
BERLIN, THOMAS CLAYTON 305 NELSON LN CLE ELUM WA 98922-6101
BOWER, KYLE GALEN & CHELSEA NICOLE 303 FRANKIE LN CLE ELUM WA 98922-5108
BRENDEN, MARSHALL M JR & MICHELE 18215 SE 128TH ST RENTON WA 98059-8732
BUI, TUNG THANH 1001 FRANKIE LN CLE ELUM WA 98922-5107
CALLAHAN, BRANDEN 303 LANDIS LN CLE ELUM WA 98922-5915
CALVIN, CORI C 304 DENNY AVE CLE ELUM WA 98922-1400
CATHRINE LUND TRUST 303 DESIREE LN CLE ELUM WA 98922
CHOY, SUN WEI & WENDY WEN YING 21410 SE 24TH ST SAMMAMISH WA 98075-7130
CITY OF CLE ELUM 119 W 1ST CLE ELUM WA 98922-1105
CLE ELUM PINES EAST LLC PO BOX 808 CLE ELUM WA 98922-0808
CLE ELUM ROSLYN SCHOOL DIST #404 4244 BULLFROG ROAD CLE ELUM WA 98922
COOK, MELINDA K 1205 BALA DR CLE ELUM WA 98922-5904
CORKINS LIVING TRUST PO BOX 695 CLE ELUM WA 98922-0695
CORRENTI, FREDERICK J & CYNTHIA C PO BOX 724 CLE ELUM WA 98922-0724
CRYSTAL CREEK APARTMENTS LLC 31 Pine St. Unit 308 EDMONDS WA 98020
DANNY FORBES REVOCABLE LIVING TRUST 31 PINE ST #308 EDMONDS WA 98020
CYGAN, ANDREW 1200 MARIAN DR CLE ELUM WA 98922-1430
FETTIG, JEFF & TATUM 15239 160TH PL SE RENTON WA 98058-8166
FLUENT, GAIL 307 NELSON LN CLE ELUM WA 98922
FORD, PERRY M 1107 PERRY LN CLE ELUM WA 98922
FOWLER CREEK TRAILS LLC 2020 NELSON SIDING RD CLE ELUM WA 98922-9476
GENNA, JOHN A 1543 MAGNOLIA WAY W SEATTLE WA 98199-4323
GOMES, PATRICIA MARY & KEVIN DANIEL 303 Amy Marie Ln CLE ELUM WA 98922
GONZALEZ, JESUS 1081 WOOD DUCK RD CLE ELUM WA 98922-8578
GRAHAM, ROBERT & JENNIE 301 LANDIS LN CLE ELUM WA 98922-5915
GREEN, JOSH & RIKKI 1002 FRANKIE LN CLE ELUM WA 98922-5107
HAAG, WILL & STEPHANIE 304 LANDIS LN CLE ELUM WA 98922-5915
HARDEBECK, JASON & ANNA 1008 FRANKIE LN CLE ELUM WA 98922
HARDING, JAKE A & KOURTNEY 1201 WOOD DUCK RD CLE ELUM WA 98922-8580
HOLZ, MICHAEL P ETUX 951 WOOD DUCK RD CLE ELUM WA 98922
HOTTINGER, GEORGE DENIS 302 AMY MARIE LN CLE ELUM WA 98922
HOWLEY, SEAN 3 PONCE DE LEON TER SW LAKEWOOD WA 98499-1745
HUBBARD, SARAH MARIE 306 PERRY LN CLE ELUM WA 98922-5914
HUMES, JAMES E JR & DIANE 303 DENNY AVE CLE ELUM WA 98922-1400
HUTCHINSON PROPERTIES LLC 101 TABLE MT DR ELLENSBURG WA 98926
INLAND TELEPHONE CO PO BOX 171 ROSLYN WA 98941-0171
JENSEN, JOHN E 6183 Wilson Creek ELLENSBURG WA 98926
JH PROPERTIES LLC PO BOX 938 ELLENSBURG WA 98926-1924
JOHNSON, AMY 301 DESIREE LN CLE ELUM WA 98922
JOHNSON, JASON ROBERT & CHRISTY LEIGH 1207 BALA DR CLE ELUM WA 98922
KENDALL, JEFFREY & KIMBROUGH G 300 LANDIS LN CLE ELUM WA 98922-5915
KIRK, TAYLOR JACOB & CHANTEL SHARESE 305 BALA DR CLE ELUM WA 98922-5913
KITTITAS CO (SOLID WASTE) 925 INDUSTRIAL WAY ELLENSBURG WA 98926
KITTITAS CO FIRE DIST #7 31 FIREHOUSE ROAD CLE ELUM WA 98922
KITTITAS CO HOUSING AUTHORITY 107 W 11TH ST ELLENSBURG WA 98926
LAROCHE, COLE M & TARYN M 1281 WOOD DUCK RD CLE ELUM WA 98922-8580
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LAROCHE, ZACHARY G & LAURA A 1351 WOODDUCK RD CLE ELUM WA 98922-8741
LEAF, BARRY R JR & CRISTINA M 307 BALA DR CLE ELUM WA 98922-5913
LESARGE, JEANNE E PO BOX 734 CLE ELUM WA 98922-0734
MCINTOSH, JOANNE FRY 304 NELSON LN CLE ELUM WA 98922
MILLIS, SHERYL D 1003 FRANKIE LN CLE ELUM WA 98922
NEW SUNCADIA LLC 770 SUNCADIA TRL CLE ELUM WA 98922-3214
NICHOLSON, PAULA 306 DENNY AVE CLE ELUM WA 98922-1400
NIELSEN, ERIK HAGEN & RACHEL 306 BALA DR CLE ELUM WA 98922-5913
OROURKE, WOODROW J & SUSAN N 1095 WOOD DUCK RD CLE ELUM WA 98922
PEARE, WILLIAM F PO BOX 952 ROSLYN WA 98941
PEARE, WILLIAM F & 1095 WOOD DUCK ROAD CLE ELUM WA 98922-8578
PETTY, CHRISTOPHER NEUMAN 304 DESIREE LN CLE ELUM WA 98922-6122
PIERSON, GREGORY MICHAEL 1103 PERRY LN CLE ELUM WA 98922-5903
PUGET SOUND ENERGY/ELECTRIC PO BOX 97034 BELLEVUE WA 98009-9734
RABEN, JUDITH KAY 304 FRANKIE LN CLE ELUM WA 98922-5108
REED, ROSEMARIE L 1204 BALA DR CLE ELUM WA 98922-5904
ROGERS, ANTHONY W 300 NELSON LN CLE ELUM WA 98922-6101
ROLLIE, EMILY 1108 PERRY LANE CLE ELUM WA 98922
SCHLESSELMAN, DAVID & JULIE S 5627 193RD PL SE ISSAQUAH WA 98027-8666
SCHWIRZ, ROBERT J & LINDA K 302 LANDIS LN CLE ELUM WA 98922-5915
SEIGAL, CLAIRE M & TRAVIS 305 Denny Ave CLE ELUM WA 98922-9455
SHEPHERD, HEIDI 300 BALA DR CLE ELUM WA 98922-5913
SHIRA, BAILEY ELIZABETH & MITCHELL 300 AMY MARIE LN CLE ELUM WA 98922
SIMONE, MARK D PO BOX 1511 RONALD WA 98940
SMALL, LYNN 302 PERRY LN CLE ELUM WA 98922-5914
SMITH, BRITT JEFFERSON 305 DESIREE LN CLE ELUM WA 98922
STAPLETON, TIMOTHY MICHAEL & REGAN MICHELLE 300 DESIREE LN CLE ELUM WA 98922-6122
STEVENS, MARCIE 71 CARBIDE CT CLE ELUM WA 98922-3018
SUNCADIA COMMUNITY COUNCIL PO BOX 944 ROSLYN WA 98941-0944
SUNCADIA RESORT LLC 11777 SAN VICENTE BLVD STE 900 LOS ANGELES CA 90049-5084
TUMBLING RIDGE LLC PO BOX 711 ROSLYN WA 98941-0711
TWO MOOSE LLC 71 CARBIDE CT CLE ELUM WA 98922-3018
USA (BPA) PO BOX 3621 PORTLAND OR 97208-3621
USA (WNF) 215 MELODY LN WENATCHEE WA 98801
USACH, ANATOLLY & ANNA 6406 54TH ST NW GIG HARBOR WA 98335-6649
VAN HOLLEBEKE, MAXWELL J 524 191ST ST SW LYNNWOOD WA 98036-4913
WEBB, THOMAS J P.O. Box 1242 CLE ELUM WA 98922-5915
WERT, TREVOR PATRICK 301 AMY MARIE LN CLE ELUM WA 98922-6102
WESONGA, SAINT OMINGO & SARAH JEANNE 1104 PERRY LN CLE ELUM WA 98922
WILSON, KATHLEEN J & GARY LEE 305 AMY MARIE LN CLE ELUM WA 98922-6102
PITMAN, LORI 302 NELSON LN CLE ELUM WA 98922-6101
WORGAN, BOLDEN SAMUEL & KATELYN 304 AMY MARIE LN CLE ELUM WA 98922-6102
HAMILTON, DEBBIE P.O. Box 952 ROSLYN WA 98941-0952
FARNUM, GREG 1031 WOODDUCK RD CLE ELUM WA 98922-8578
BULLFROG FLATS LLC 18300 Redmond Wy, Suite 120 Redmond WA 98052
SUN 47 NORTH LLC 27777 Franklin Rd. Suite 300 Southfield MI 48034
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On June 11, 2026, I sent the
Bullfrog Flats 3rd amendment to
the DA Notice of Application to
the above email recipiants,
Permit PMU-2026-001. Virgil
Amick
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NOTICE OF PUBLIC HEARING 

CITY OF CLE ELUM 

Notice is hereby given that the Cle· Elum Hearing Examiner will 
hold a public hearing ·at Cle Elum City Hall, 119 West First Street, 
Cle Elum, WA 98922, on Tuesday, August 18, 2026, at 6:00 p.m. 
or soon there,atter for the purpose or considering the following 
proposal: 
A Major Amendment ·to the Bullfrog UGA Development Agree­
ment te allow marketing and sales facilities and structures asso­
ciated with the sale of new homes within residential development 
areas of Bullfrog Flats. The amendment would establish permit­
ted use previsions and appficab1e development standards fat 
such taell/ties during the bpild-out of the community. 

The dty staff report will be available for the public on July 30, 
2026 via the city's website: httpsJ/cleelum.govlcity-services/ad.:'_ 
ministrative-services/pubtio-notices/ 
Interested persons may appear and be heard at said hearing, or. 
written com merits may be submitted to the City ot Cle Elum, Attn: 
City Clerk, 119 West First Street, Cle Elum, WA. 98922, (PMU-
2026-001 ). Join Virtually with Zoom: 
https://zoom. us/i/7573184018?pwd=dERndjBJVC9GdV01 d21S­
R Ei<wZFhXZz09 
Meeting ID: 757 318 4018 Passcode: 98922 l
Join by Phone: 1-(253)215'08782, Meeting ID: 757 318 4018, 
Passcode:98922 

(Published in the N.K.C. TRIBUNE, July 30, 2026.) 
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City of Cle Elum 
119 West First Street 
Cle Elum, WA  98922 

Phone: (509) 674-2262 
Fax: (509) 674-4097 

www.cleelum.gov 

NOTICE OF PUBLIC HEARING 

DATE:  July 30, 2026 
TO:  Agencies with Jurisdic�on, Applicant, and Adjoining Property Owners 
FROM:  City of Cle Elum, Planning Department 
APPLICANT: Bullfrog Flats, LLC 
FILE NUMBER: PMU-2026-001 
LOCATION:  The project site is in the City of Cle Elum, generally bounded by I-90, 

Bullfrog Road, SR-903, the City Cemetery, and the Washington State 
Horse Park 

TAX PARCEL NUMBERS: 964102, 12034, 964103, 964104, 964106, 964107, 964108, 955367, 
964105 

PROJECT DESCRIPTION: The City of Cle Elum has received an applica�on for a Major Amendment to the 
Bullfrog UGA Development Agreement to allow marke�ng and sales facili�es and structures associated 
with the sale of new homes within residen�al development areas of the Bullfrog UGA. The amendment 
would establish permited use provisions and applicable development standards for such facili�es during 
the build-out of the community. 

NOTICE OF PUBLIC HEARING: Your views on this proposal are welcome.  This request requires that the 
Hearing Examiner hold an open record public hearing, which is scheduled to be held on August 18, 2026 
at 6:00 p.m. in the Council Chambers – 119 West First Street, Cle Elum, WA 98922.  All interested 
persons may appear and provide tes�mony.  Writen comments may be submited up to and at the 
hearing.   

Please reference project number (PMU-2026-001) in any correspondence you submit.  You can mail or 
email your comments to: 

City of Cle Elum, Aten�on: Planning Department/PMU-2026-001 
119 West First Street, Cle Elum, WA 98922 
or planning@cleelum.gov  

Join Virtually with Zoom: htps://zoom.us/j/7573184018?pwd=dERndjBJVC9GdVQ1d2ISRExwZFhXZz09 
ID: 757 318 4018 Passcode: 98922 Join by Phone: 1-253-215-8782 Mee�ng ID: 757 318 4018, Passcode: 
98922 

The Staff Recommenda�on is available for public review online: htps://cleelum.gov/city-
services/administra�ve-services/public-no�ces/.   The Hearing Examiner will conduct an open-record 
public hearing and make a recommenda�on regarding the proposed amendment. Final ac�on will be 
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taken by the Cle Elum City Council in accordance with the Development Agreement and applicable City 
procedures.  
When available, a copy of the decision will be mailed to par�es of record and en��es who were provided 
this no�ce.  If you have ques�ons regarding this proposal, please email planning@cleelum.gov or call 
509-674-2262.
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Agency/Org Name 

City of Cle Elum 

City of Cle Elum 

City of Cle Elum 

City of Cle Elum 

City of Cle Elum 

City of Cle Elum 

City of Cle Elum 

City of Cle Elum 

City of Cle Elum 

City of Cle Elum 

City of Cle Elum 

City of Cle Elum 

City of Cle Elum 

City of Cle Elum 

City of Cle Elum 

City of Cle Elum 

City of Cle Elum 

City of Cle Elum 

City of Cle Elum 

City of Cle Elum 

City of Cle Elum 

City of Cle Elum 

City of Cle Elum 

City of Cle Elum 

City of Cle Elum 

City of Cle Elum 

City of Cle Elum 

City of Cle Elum 

City of Cle Elum 

City of Cle Elum 

City of Cle Elum 

City of Cle Elum 

City of Cle Elum 

City of Cle Elum City Attorney 

City of Roslyn 

City of Roslyn 

City of Roslyn 

City of Roslyn 

City of Roslyn 

Brookside Consulting 

Town of South Cle Elum 

Town of South Cle Elum 

Town of South Cle Elum 

City of Ellensburg 

City of Cle Elum, Washington SEPA Distribution List 

Tuesday, August 10, 2021 

Contact Position 

Matthew Lundh Mayor 

Robert Omans Administrator/Building Official 

Erica Krum Assistant City Administrator 

Virgil Amick Permit Tech/Office Tech 

Shannon Johnson City Planning Director 

Richard Weinman City SEPA Consultant 

Christina Wollman Contract Planner/Perteet 

Colleda Monick Contract Planner/HLA 

Mike Heit City Engineer 

William LaRue Water & Wastewater Plant Manager 

Robin Newcomb Treasurer 

Debbie Lee Clerk 

Audrey Casassa Utility Clerk 

Mat Bailey Public Works Director 

Whitney Prasek Office Assistant 

Rich Albo Police Chief 

Ed Mills Fire Chief 

Steven Harper City Council 

Beth Williams City Council 

Ken Ratliff City Council 

Cassidy Buechle-Curtis City Council 

Sarah Hubbard City Council 

Audrey Malek City Council 

Steven Cook City Council 

Gary Berndt Planning Commission 

Paul Kantwill Planning Commission 

Cassidy Buechle-Curtis Planning Commission 

Colin Brissey Planning Commission 

Ian Steele Planning Commission 

Marc Kirkpatrick Planning Commission 

Amanda Hahnemann Planning Commission 

Jane Agar Librarian 

Amy Pridemore Asst. Librarian 

Curtis Chambers City Attorney 

Michelle Geiger Planner / Building Official 

Jeff Adams Mayor 

Claudia Guilford Librarian 

Brandi Taklo Clerk 

Bubba Simplot Pulic Works 

Allison Kimball 

Luanne Osiadacz Clerk 

Jim Devere Mayor 

Lee Hadden Fire Chief 

Dan Carlson Planning Director 

Email Updated 

mlundh@cleelum.gov 

romans@cleelum.gov 

ekrum@cleelum.gov 

vamick@cleelum.gov 

sjohnson@cleelum.gov 

Richa rdw-llc@comcast.net 

christina.wollman@cleelum.gov 

colleda.monick@cleelum.gov 

mheit@hlacivil.com 

wlarue@cleelum.gov 

rnewcomb@cleelum.gov 8/10/2021 

dlee@cleelum.gov 

acasassa@cleelum.gov 8/10/2021 

mbailey@cleelum.gov 8/10/2021 

W(2rosek@cleelum.gov 5/11/2021 

ra I bo@cleel um .gov 5/11/2021 

emills@cleelum.gov 5/11/2021 

stevehar(2er@cleelum.gov 8/10/2021 

bwilliams@cleelum.gov 8/10/2021 

kratliff@cleelum.gov 8/10/2021 

cbuechle-curtis@cleelum.gov 8/10/2021 

shubbard@cleelum.gov 

amalek@cleelum.gov 

scook@cleelum.gov 

gberndt@cleelum.gov 8/10/2021 

(2kantwill@cleelum.gov 8/10/2021 

cbuechle-curtis@cleelum.gov 8/10/2021 

cbrissey@cleelum.gov 

isteele@cleelum.gov 

mkirk1=1atrick@cleelum.gov 

ahahnemann@cleelum.gov 

jagar@cleelum.gov 8/10/2021 

aQridemore@cleelum.gov 8/10/2021 

cchambers@insleebest.com 

Planner@ci.roslyn.wa.us 

jeff.adams@ci.roslyn.wa.us; 

librarian@ci.roslyn.wa.us 

clerk@ci.roslyn.wa.us 

i:1ublicworks@ci.roslyn.wa.us 

brooksideconsulting@gmail.com 

townhall@southcleelum.org 

cjdevere@msn.com 

llhadden1@gmail.com 

carlsond@ellensburgwa.gov 
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City of Ellensburg Stacey Henderson Planning Manager hendersons@ellensburgwa.gov 

City of Ellensburg Nancy Lillquist Mayor I ii lguistn@ellensburgwa.gov 

City of Kittitas Christa Stream Admin ch rista.stream@cityofkittitas.com 

Cascade Irrigation District cid@faiq;1oint.net 

Kittitas County Code Enforcement Laura Kukes laura.kukes@co.kittitas.wa.us 

Kittitas County Building Dept. Jeremy Larson jeremy.larson@co.kittitas.wa.us 

Kittitas County Building Dept. Steph Mifflin steQh. m iffl in@co. kittitas. wa. us 

KITICOM George Long Director ad mi nstaff@kittco m. o rg 

Kittitas County Assessors Office ADMIN assessoradmin@co.kittitas.wa.us 

Kittitas County Assessors Office Haley Mercer Cadastral Technician ha ley. me rcer@co. kittitas. w a. us 

Kittitas County Commissioner Laura Osiadacz Commissioner Dist#2 laura .osiadacz@co. kittitas. wa. us 

Kittitas County Commissioner Cory Wright Commissioner Dist#l cory:. wright@co. kittitas. wa. us 

Kittitas County Commissioner Brett Wachsmith Commissioner Dist #3 brett.wachsmith.co@co.kittitas.wa.us 

Kittitas County Environmental Health Jesse Cox jesse.cox@co.kittitas.wa.us 

Kittitas County Public Health Department Environmental Health environmentalhealth@co.kittitas.wa.us 

Kittitas County Public Health Department Public Health environmental health@co.kittitas. wa .us 

Kittitas County Planning Department Chad Bala Director chad. ba I a@co. kittitas. wa. us 

Kittitas County Planning Department Jeremy Johnston Long Range Planner jeremy. johnston@co. kittitas. wa. us 

Kittitas County Planning Department Jamey Ayling Planning Manager jamey:.ayling@co.kittitas.wa.us 

Kittitas County Public Works Department Kelee Hodges Environmental/Transportation Planner kelee.hodges.Qw@co.kittitas.wa.us 

Kittitas County Public Works Department Josh Fredrickson County Engineer josh. fredrickson@co.kittitas. wa .us 8/10/2021 

Kittitas County Community Development Services cds@co.kittitas.wa.us 

Kittitas Reclamation District sarah@krdistrict.org 

Kittitas County Solid Waste solidwaste@co.kittitas.wa.us 

Kittitas County Housing Authority housing@hakittitas.org 

Washington State Department of Health John Williams Director john.williams@doh.wa.gov 

Washington State Department of Commerce Deanah Watson Sr. planner deanah.watson@commerce.wa.gov 

Washington State Department of Commerce Review Team reviewteam@commerce.wa.gov 

Washington State Department of Archaelogogy and Historic Preservation SEPA Review seQa@dahQ.wa.gov 

Washington State Department of Natural Resources SEPA Center seQacenter@dnr.wa.gov 

Washington State Department of Natural Resources Martey Mauney Forester MARTIN.MAUNEY@dnr.wa.gov 

Washington State Department of Natural Resources Luke Warthen Southeast Region District Manager Luke.warthen@dnr.wa.gov 

Washington State Department of Natural Resources Amanda Moody Coordinator amanda.moody@dnr.wa.gov 8/10/2021 

Washington State Department of Natural Resources Wyatt Leighton Southeast Region Assistant Regional Manager for wyatt.leighton@dnr.wa.gov 8/10/2021 

Wildfire and Forest Practices 

Washington State Department of Natural Resources Suzy hill Secretary Senior Rivers@dnr.wa.gov 

Washington State Department of Ecology Lennard Jordan Shorelines lennard.jordan@ecy.wa.gov 

Washington State Department of Ecology Lori White Critical Areas lori.white@ecy.wa.gov 

Washington State Department of Ecology Gwen Clear SEPA Coordinator croseQa@ecy.wa.gov 

Washington State Department of Ecology SEPA Register seQaregister@ecy.wa.gov 

Washington State Department of Ecology Gertie Desallier Admin Assistant gertie.desallier@ecy.wa.gov 

Washington State Department of Ecology Sandra Floyd Central Regional Office Floodplain Management sflo461@ecy.wa.gov 8/10/2021 

Specialist 

Washington State Department of Fish and Wildlife SEPA Review R3Qlanning@dfw.wa.gov 

Washington State Department of Fish and Wildlife Jennifer Nelson Area Habitat Biologist jennifer.nelson@dfw.wa.gov 

Washington State Department of Fish and Wildlife Cassandra Weekes Fish & Wildlife Habitat Biologist cassandra.weekes@dfw.wa.gov 

Washington State Department of Transportation Main Email Will distribute to appropriate officials scQlanning@wsdot.wa.gov 

Washington State Parks Ken Graham ken.graham@Qarks.wa.gov 
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Air Traffic and Airspace Bob Bright 

US Army Corps of Engineers David Moore 

US Federal Highway Administration Angel Rivera 

US Postal Service Sandeep Kaur 

US Forest Service Joe Rausch 

The Confederated Tribes of the Colville Reservation Guy Moura 

The Confederated Tribes of the Colville Reservation Aren Orsen 

The Confederated Tribes of the Colville Reservation John Sirois 

The Confederated Tribes of the Colville Reservation Darnell Sam 

The Confederated Tribes of the Colville Reservation Milton Davis 

The Confederated Tribes of the Colville Reservation Jordan Bovee 

The Snoqualmie Indian Tribe Steve Mullen-Moses 

The Snoqualmie Indian Tribe Adam Osbekoff 

The Confederated Tribes and Bands of the Yakama Nation 

The Confederated Tribes and Bands of the Yakama Nation Rose Ferri 

The Confederated Tribes and Bands of the Yakama Nation Noah Oliver 

The Confederated Tribes and Bands of the Yakama Nation Corrine Camuso 

The Confederated Tribes and Bands of the Yakama Nation Phil Rigdon 

The Confederated Tribes and Bands of the Yakama Nation Charlie Strom 

The Confederated Tribes and Bands of the Yakama Nation Timothy Batin 

Washington State Horse Park Wendy Hensley 

Mountains to Sound Greenway Trust Nicky Pasi 

The Nature Conservancy Darcy Batura 

Kittitas County Chamber of Commerce Amy McGuffin 

Bureau of Reclamation Jennifer Hoff 

Bureau of Reclamation 

City of Cle Elum Fire Department Ed Mills 

City of Roslyn Fire Department Corrie Reagan 

Kittitas County Fire Marshal Dan Young 

Kittitas County Fire District No. 6 Troy Jackson 

Kittitas County Fire District No. 7 Aaron Lowe 

Kittitas County Hospital District #2 Geoff Scherer 

Kittitas County Sheriff's Office Darren Higashiama 

Kittitas County Sheriff's Office Clay Meyers 

Kittitas County Sheriffs Office Kim Dawson 

Waste Management Aaron Kelly 

Cle Elum - Roslyn School District #404 John Belcher 

Cle Elum - Roslyn School District #405 Mark Soderstrom 

Cle Elum - Roslyn School District #406 Rosa Overton 

Hopesource Mark Hollandsworth 

Hopesource Bill Hinkle 

Kittitas Valley Healthcare Rhonda Holden 

AARF Animal Shelter Lori Clemente 

Puget Sound Energy Carryn Vande Griend 

Puget Sound Energy David Hoffman 

Puget Sound Energy Sandy Leek 

Puget Sound Energy Adam Crawford 

Bonneville Power Administration Valorie Connell 

Director of Plans 

Eastern WA 

WA Division Area Engineer 

Cle Elum Postmaster 

District Ranger 

Tribal Historic Preservation Officer 

Cultural Resources Program 

Director, Arcaheology and Historic Preservation 

Assistant Director, Arch. & Hist. Preservation 

Tribal Historic Preservation Officer 

Cultural Resources Program 

Cultural Resources Program 

Natural Resources Program 

Cle Elum Hatchery- Manager 

Executive Director 

Cle Elum Coordinator 

Area Supervisor 

Executive Director 

Fire Chief 

Fire Chief 

Fire Chief 

Fire Chief 

Commander - Emergency Management 

Sheriff 

Administrative Assistant 

Dist. Manager of Central WA 

Superintendent 

Facilities Manager 

Transportation Manager 

Director 

PSE Local Government Affairs 

Community Coordinator 

Realty Specialist 

robert.d.bright10.civ@army.mil 

david.j.moore@usace.army.mil 

Washington.fhwa@dot.gov 

sandeeQ.kaur@usQs.gov 

joseQh.rausch@usda.gov 

guy.moura@colvilletribes.com 

aren.orsen.hsy@colvilletribes.com 

john.sirois.adm@colvilletribes.com 

darnell.sam.adm@colvilletribes.com 

milton.davis.adm@colvilletribes.com 

jorda n. bovee. hsy@colvi I letri bes. com 

steve@snogualmietribe.us 

adam@snogualmietribe.us 

enviroreview@yakama.com 

thQo@yakama.com 

Noah Oliver@Yakama.com 

ccamuso@yakama.com 

Qrigdon@yakama.com; 

osQrey@gwestoffice.net 

batt@yakamafish-nsn.gov 

director@wahorseQark.org 

nicky.Qasi@mtsgreenway.org 

darcy.batura@tnc.org 

amy@kittitascountychamber.com 

jhoff@usbr.gov 

thauser@usbr.gov 

emills@cleelum.gov 

corrie.reagan@roslynfire.org 

dan.young@co.kittitas.wa.us 

tjackson@kcf12d6.com 

office@kcfd7.com 

geoffscherer@gmail.com; 

darren. higashiyama@co.kittitas. wa. us 

clay.myers@co. kittitas. wa. us 

kim.dawson@co.kittitas.wa.us 

akelly1@wm.com 

belcherj@cersd.org 

soderstromm@cersd.org 

overtonr@cersd.org 

mhollandsworth@hoQesource.us 

bhinkle@hoQesource.us 

rholden@kvhealthcare.org 

arrfanimalrescue@gmail.com 

Carrvn.VandeGriend@12se.com 

David.Hoffman@12se.com 

sandy.leek@12se.com 

adam.crawford@12se.com 

vlconnell@b12a.gov 

8/10/2011 
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Bonneville Power Administration Jamie Murray 

Bonneville Power Administration Angela Castle 

NKC Tribune Lyn Derick 

Inland Networks Nolan Weis 

NKC Tribune 

NKC Tribune Jana Stoner 

NKC Tribune Terry Hamburg 

Daily Record Megan Woodruff 

BPA Realty Specialist 

Realty Technician 

Owner 

Staff- Legal Ads 

Staff - Legal Ads 

Staff - Legal Ads 

jcmurra�@bQa.gov 

ACCastle@bQa.gov 

forchin8@gmail.com 

nolan@inlandnet.com 

tribune@nkctribune.com 

jana@nkctribune.com 

terr�@nkctribune.com 

legals@kvnews.com 

On July 30, 2026 I mailed the Bullfrog Flats 

Notice of Public Hearing for PMU-2026-001 to 

the above recipients. Virgil Amick 
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KFCD #3 (Easton) 

KFCD #6 (Lake Cle Elum) 

Cle Elum Fire 

Roslyn Fire 

KCFD #1 

KCFD #4 (Vantage) 

Fire District #7 

South Cle Elum Fire 

Kittitas Valley Fire & Rescue 

KCFD #51 (Snoq Pass) 

Kittitas Fire 

DNR (Southeast Region) 

P.O. Box 52 Easton, WA.98925 

P.O. Box 328 Ronald, Wa. 98940 

301 Penn Ave. Cle Elum, WA. 98922 

P.O. Box 451 Roslyn, WA. 98941 

P.O. Box 34 Thorp, WA. 98946 

P.O. Box 29 Vantage, WA. 98950 

31 Firehouse Rd. Cle Elum, WA. 98922 

P.O. Box 762 S. Cle Elum, WA. 98943 

2020 Vantage Highway, Ellensburg WA. 98926 

P.O. Box 99, Snoqualmie Pass WA. 98068 

P.O. Box 719 Kittitas Wa. 98934 

713 Bowers Rd. Ellensburg, WA. 98926 

On July 30, 2026 I mailed the Bullfrog Flats Notice of 

Public Hearing for PMU-2026-001 to the above 

recipients. Virgil Amick 

EXHIBIT C-04 (A)



2002 Organizations/Individuals who Commented 

First Name 

Pacific Groundwater Group 

Ellie 

Fred 

Shannon 

Larry 

Molly 

Lisa 

Edmund 

Peg Bryant 

Bricklin & Gendler, LLP 

Rachael 

Thelma 

Larry 

Erin 

Len 

Susan 

Uren 

Stiffarm 

Belcher 

Last Name 

Belew 

Hein 

Cernick 

Susich 

Palmer 

Messmer 

Janszkiewicz 

Cordy Cook 

Paschal 

Simon 

Jammes 

Krake 

Norwitz 

Willis 

Tom 

Denise 

John 

Email Address 

ebelew.writer@gmail.com 

P.O. Box 1381, Ronald, WA 98940-1381 

ea januszkiewicz@gmail.com 

17amie52@gmail.com 

rd12aschal@earthlink.net 

t12simonl@hotmail.com 

tom.uren11@gmail.com 

denise.stiffarm@12aclficalawgro 

LIQ.com 

be!cherj@cersd.org 

On July 30, 2026 I mailed the Bullfrog Flats 

Notice of Public Hearing for PMU-2026-001 

to the above recipients. Virgil Amick 

EXHIBIT C-04 (A)



1 

t2_0wner t2_Addre_1 t2_City t2_State t2_Zip 

BELL, MITCHELL 301 FRANKIE LN CLE ELUM WA 98922-5108 

BENAVIDES, REBECCA A 1091 WOOD DUCK RD CLE ELUM WA 98922-8578 

BERLIN, MICHAEL JOHN 302 FRANKIE LN CLE ELUM WA 98922 

BERLIN, THOMAS CLAYTON 305 NELSON LN CLE ELUM WA 98922-6101 

BOWER, KYLE GALEN & CHELSEA NICOLE 303 FRANKIE LN CLE ELUM WA 98922-5108 

BRENDEN, MARSHALL M JR & MICHELE 18215 SE 128TH ST RENTON WA 98059-8732 

DUY HUYNH, THI THUY 307 FRANKIE LN CLE ELUM WA 98922-5107 

JONES, WESLEY 303 LANDIS LN CLE ELUM WA 98922-5915 

CALVIN, CORI C 304 DENNY AVE CLE ELUM WA 98922-1400 

CATHRINE LUND TRUST 303 DESIREE LN CLE ELUM WA 98922 

CHOY, SUN WEI & WENDY WEN YING 21410 SE 24TH ST SAMMAMISH WA 98075-7130 

CITY OF CLE ELUM 119 W 1ST CLE ELUM WA 98922-1105 

CLE ELUM PINES EAST LLC PO BOX808 CLE ELUM WA 98922-0808 

CLE ELUM ROSLYN SCHOOL DIST #404 4244 BULLFROG ROAD CLE ELUM WA 98922 

COOK, MELINDA K 303 BALA DR CLE ELUM WA 98922-5904 

CORKINS LIVING TRUST PO BOX695 CLE ELUM WA 98922-0695 

CORRENTI, FREDERICK J & CYNTHIA C PO BOX 724 CLE ELUM WA 98922-0724 

CRYSTAL CREEK APARTMENTS LLC 31 Pine St. Unit 308 EDMONDS WA 98020 
DANNY FORBES REVOCABLE LIVING TRUST 31 PINE ST #308 EDMONDS WA 98020 
CYGAN, ANDREW 1200 MARIAN DR CLE ELUM WA 98922-1430 

FETTIG, JEFF & TATUM 15239 160TH PL SE RENTON WA 98058-8166 
FLUENT, GAIL 307 NELSON LN CLE ELUM WA 98922 

FORD, PERRY M 301 PERRY LN CLE ELUM WA 98922 
FOWLER CREEK TRAILS LLC 2020 NELSON SIDING RD CLE ELUM WA 98922-9476 

GENNA, JOHN A 1543 MAGNOLIA WAY W SEATTLE WA 98199-4323 
GOMES, PATRICIA MARY & KEVIN DANIEL 303 Amy Marie Ln CLE ELUM WA 98922 

GONZALEZ, JESUS 1081 WOOD DUCK RD CLE ELUM WA 98922-8578 
PITAKKAN, TANONGSAK 301 LANDIS LN CLE ELUM WA 98922-5915 
GREEN, JOSH & RIKKI 306 FRANKIE LN CLE ELUM WA 98922-5107 
HAAG, WILL & STEPHANIE 304 LANDIS LN CLE ELUM WA 98922-5915 
HARDEBECK, JASON & ANNA 300 FRANKIE LN CLE ELUM WA 98922 
HARDING, JAKE A & KOURTNEY 1201 WOOD DUCK RD CLE ELUM WA 98922-8580 
HOLZ, MICHAEL P ETUX 951 WOOD DUCK RD CLE ELUM WA 98922 
HOTTINGER, GEORGE DENIS 302 AMY MARIE LN CLE ELUM WA 98922 
ACCOLADE PROPERTY MANAGEMENT GROUP 200 GALLOWAY DR. YAKIMA WA 98908 
HUBBARD, SARAH MARIE 306 PERRY LN CLE ELUM WA 98922-5914 
HUMES, JAMES E JR & DIANE 303 DENNY AVE CLE ELUM WA 98922-1400 
HUTCHINSON PROPERTIES LLC P.O. BOX 938 ELLENSBURG WA 98926 
INLAND TELEPHONE CO PO BOX 171 ROSLYN WA 98941-0171 
JENSEN, JOHN E 6183 Wilson Creek ELLENSBURG WA 98926 
JH PROPERTIES LLC PO BOX 938 ELLENSBURG WA 98926-1924 
JOHNSON, AMY 301 DESIREE LN CLE ELUM WA 98922 

Bullfrog Flats_Properties within 300' ( Updated 7-16-2026) EXHIBIT C-04 (B)



2 

301 BALA DR CLE ELUM WA 98922 
300 LANDIS LN CLE ELUM WA 98922-5915 
305 BALA DR CLE ELUM WA 98922-5913 
925 INDUSTRIAL WAY ELLENSBURG WA 98926 
31 FIREHOUSE ROAD CLE ELUM WA 98922 
107 W 11TH ST ELLENSBURG WA 98926 
1281 WOOD DUCK RD CLE ELUM WA 98922-8580 
1351 WOODDUCK RD CLE ELUM WA 98922-8741 
307 BALA DR CLE ELUM WA 98922-5913 
PO BOX 734 CLE ELUM WA 98922-0734 
304 NELSON LN CLE ELUM WA 98922 
305 FRANKIE LN CLE ELUM WA 98922 
770 SUNCADIA TRL CLE ELUM WA 98922-3214 
306 DENNY AVE CLE ELUM WA 98922-1400 
306 BALA DR CLE ELUM WA 98922-5913 
1095 WOOD DUCK RD CLE ELUM WA 98922 
PO BOX 952 ROSLYN WA 98941 
1095 WOOD DUCK ROAD CLE ELUM WA 98922-8578 
304 DESIREE LN CLE ELUM WA 98922-6122 
305 PERRY LN CLE ELUM WA 98922-5903 
PO BOX 97034 BELLEVUE WA 98009-9734 
304 FRANKIE LN CLE ELUM WA 98922-5108 
304 BALA DR CLE ELUM WA 98922-5904 
300 NELSON LN CLE ELUM WA 98922-6101 
300 PERRY LANE CLE ELUM WA 98922 
5627 193RD PL SE ISSAQUAH WA 98027-8666 
302 LANDIS LN CLE ELUM WA 98922-5915 
305 Denny Ave CLE ELUM WA 98922-9455 
300 BALA DR CLE ELUM WA 98922-5913 
300 AMY MARIE LN CLE ELUM WA 98922 
PO BOX 1114 CARNATION WA 98014 
302 PERRY LN CLE ELUM WA 98922-5914 
305 DESIREE LN CLE ELUM WA 98922 

STAPLETON, TIMOTHY MICHAEL & REGAN MICHELLE 824 INDEX CT. NE RENTON WA 98056 
STEVENS, MARCIE 71 CARBIDE CT CLE ELUM WA 98922-3018 
SUNCADIA COMMUNITY COUNCIL PO BOX 944 ROSLYN WA 98941-0944 
SUNCADIA RESORT LLC 11777 SAN VICENTE BLVD STE 900 LOS ANGELES CA 90049-5084 
TUMBLING RIDGE LLC PO BOX 711 ROSLYN WA 98941-0711 
TWO MOOSE LLC 71 CARBIDE CT CLE ELUM WA 98922-3018 
USA (BPA) PO BOX 3621 PORTLAND OR 97208-3621 
USA (WNF) 215 MELODY LN WENATCHEE WA 98801 
USACH, ANATOLLY & ANNA 6406 54TH ST NW GIG HARBOR WA 98335-6649 
VAN HOLLEBEKE, MAXWELL J 524 191ST ST SW LYNNWOOD WA 98036-4913 

Bullfrog Flats_Properties within 300' ( Updated 7-16-2026 ) 

JOHNSON, JASON ROBERT & CHRISTY LEIGH 

KENDALL, JEFFREY & KIMBROUGH G 

AMOUR, EILA 

KITTITAS CO (SOLID WASTE) 

KITTITAS CO FIRE DIST #7 

KITTITAS CO HOUSING AUTHORITY 

LAROCHE, COLE M & TARYN M 

LAROCHE, ZACHARY G & LAURA A 

LEAF, BARRY R JR & CRISTINA M 

LESARGE, JEANNE E 

MCINTOSH, JOANNE FRY 

MILLIS, SHERYL D 

NEW SUNCADIA LLC 

NICHOLSON, PAULA 

NIELSEN, ERIK HAGEN & RACHEL 

OROURKE, WOODROW J & SUSAN N 

PEARE, WILLIAM F 

PEARE, WILLIAM F & 

PETTY, CHRISTOPHER NEUMAN 

ARDELL, JULIE 

PUGET SOUND ENERGY/ELECTRIC 

McCOMMONS, MITCHELL 

REED, ROSEMARIE L 

ROGERS, ANTHONY W 

ROLLIE, EMILY 

SCHLESSELMAN, DAVID & JULIE S 

PIPKIN, BLAIR 

SEIGAL, CLAIRE M & TRAVIS 

HODGES, DEBRA 

SHIRA, BAILEY ELIZABETH & MITCHELL 

SIMONE, MARK D 

CHASE, JANIS 

SMITH, BRITT JEFFERSON 

EXHIBIT C-04 (B)



WEBB, THOMAS J 

WERT, TREVOR PATRICK 

HEINTZ, ABBY 

WILSON, KATHLEEN J & GARY LEE 

PITMAN, LORI 

WORGAN, BOLDEN SAMUEL & KATELYN 

HAMIL TON, DEBBIE 

FARNUM,GREG 

BULLFROG FLATS LLC 

SUN 47 NORTH LLC 

MRP HNHB LLC 

3 

P.O. Box 1242 

301 AMY MARIE LN 

304 PERRY LN 

305 AMY MARIE LN 

302 NELSON LN 

304 AMY MARIE LN 

P.O. Box 952 

1031 WOODDUCK RD 

18300 Redmond Wy, Suite 120 

27777 Franklin Rd. Suite 300 

6900 E Camelback Rd. Suite 800 

CLE ELUM 

CLE ELUM 

CLE ELUM 

CLE ELUM 

CLE ELUM 

CLE ELUM 

ROSLYN 

CLE ELUM 

REDMOND 

SOUTHFIELD 

SCOTTSDALE 

On July 30, 2026 I 

mailed the Bullfrog 

Flats Notice of 

Public Hearing for 

PMU-2026-001 to 

the above 

recipients. Virgil 

Amick 

Bullfrog Flats_Properties within 300' ( Updated 7-16-2026) 

WA 

WA 

WA 

WA 

WA 

WA 

WA 

WA 

WA 

Ml 

AZ 

98922-5915 

98922-6102 

98922 

98922-6102 

98922-6101 

98922-6102 

98941-0952 

98922-8578 

98052 

48034 

85251 

EXHIBIT C-04 (B)



Name Address 

Wes Goumaz 1280 Sunlight Dr. Cle Elum, WA. 98922 

Elizabeth Kurtz 

Stephen Malek 204 W Fifth St. Cle Elum.WA. 98922 

Sean Northrup 

Denis Hernandez-Granda 

Email 

w_e_sgou maz@ho_tm a Ll.c _o_m 

elLz:a_b_elbmkurtz:@gmaU.com 

s_e.a1J_@tl1etr.aHsi.oegrn_up�c_o_m 

dh_g_@tl)etrailsidegroup�com 

On July 30, 2026 I mailed the 

Bullfrog Flats Notice of Public 

Hearing for PMU-2026-001 to the 

above recipients. Virgil Amick 

6/12/2026 

6/11/2026 

6/12/2026 

EXHIBIT C-04 (B)



Agency Last Name First Name Email Address 

Department of Fish and Wildlife Monick Colleda colleda.monick@cleelum,gm., 

.C_Qno.__01..JJimi.JJ_sy.@_c_ol�U.Le.tl!.b.e_s_._c 

Colville Tribes Armi Connor QJlJ. 

Kittitas County Public Works Bala Chad clJa_d_ . .b_a l_a@_cp_,_kittitas. W.JJS 

Department of Fish and Wildlife Nelson Jennifer iennif_�r .n.!:lls_on@d_fw, w _a.gQ_v 

Washington State Horse Park Hensley Wendy _dire_ctor@w_ahorsep�(k.oJ_g 

Washington State Department of 

Transportation Prilucik Jacob jacob. p_rllUJ;jk@WS.d_Q
_
t. wa .goJl

Kittitas County Public Works_ 

Comment 2 Curtis Cameron ca me.c.o.n._cJ,Jrtis.@c__o .kittitsis.. wa. us 

d e _oise ._stiff a ro,.@pac_if icalaWUQ.Y 

Cle Elum Roslyn School District Stiffarm Denise p__,__com 

b.elc_be rj@..ee_c_sd ._o;g

WSDOT Prilucik Jacob jacob . .Qiilucik@..wsdot.wa.w 

Department of Energy/Bonneville 

Power Smart Brandy bmsmart@bpa.gov 

WDFW Downes Scott s.cott._d_owne_s@dfw.wa.go_y

Mailing Address Date Received 

2803 River Road, Yakima, WA 98902 10/2/2024 

P.O. Box 150 Nespelem, WA. 99155 10/15/2024 

411 N Ruby St. Ellensburg, WA. 98926 10/31/2024 

1701 S 24th Ave. Yakima, WA. 98902 11/4/2024 

P.O. Box 278 Cle Elum.WA. 98922 11/4/2024 

2809 Rudkin Rd. Union Gap, WA. 98903 11/4/2024 

411 N Ruby St. Ellensburg, WA. 98926 12/5/2024 

4244 Bullfrog Rd. Cle Elum, WA. 98922 1/28/2025 

2809 Rudkin Rd. Union Gap, WA. 

98903 1/30/2025 

14001 Wilson Creek Rd. Ellensburg, 

WA. 98926 1/30/2025 

1701 S 24th Ave. Yakima, WA. 98902 2/3/2025 

Method of Submission (Email, 

Mail, Hand Delivery) 

Email 

Email 

Hand Delivery 

Email 

Hand Delivery 

Email 

Email 

Email 

Email 

Email 

Email 

On July 30, 2026 I Mailed the 

Bullfrog Flats Notice of Public 

Hearing for PMU-2026-001 to the 

above recipients. Virgil Amick 

Notes or Attachments 

one page attachment 

one page attachment 

one page attachment 

two page attachment 

three page attachment 

one page attachment 

two page attachment 

two page attachment 

one page attachment 

one page attachment 

four page attachment 

EXHIBIT C-04 (B)



Virgil Amick 

From: 

Sent: 

To: 

Virgil Amick <vamick234@hotmail.com> 

Thursday, July 30, 2026 9:43 AM 

Virgil Amick 

[EXTERNAL EMAIL] DO NOT CLICK links or attachments unless you recognize the sender and know the content is safe. 

CONTACT TL-. - ... - : CLE ELUM 

509--67 4-2262 

1 

Douglas Munro Blvd.

EXHIBIT C-04 (C)



A D USEACTIO 

PROPOSED 1

· ·  

, . 

T _.)

CONT: CT 1 �11 , .\,)f LE ELUM 

509-67 4-2262 

2 

... 

      SR-903

EXHIBIT C-04 (C)



-...

LUM 

3 

Bullfrog Rd. #1

EXHIBIT C-04 (C)



Sent from my iPhone 

4 

Bullfrog Rd. #2

EXHIBIT C-04 (C)



2002 Organizations/Individuals who Commented
First Name Last Name Email Address
Pacific Groundwater Group
Ellie Belew ebelew.writer@gmail.com
Fred Hein
Shannon Cernick P.O. Box 1381, Ronald, WA 98940-1381
Larry Susich
Molly Palmer
Lisa Messmer
Edmund Janszkiewicz eajanuszkiewicz@gmail.com
Peg Bryant Cordy Cook 17amie52@gmail.com
Bricklin & Gendler, LLP
Rachael Paschal rdpaschal@earthlink.net
Thelma Simon tpsimon1@hotmail.com
Larry Jammes
Erin Krake
Len Norwitz
Susan Willis
Uren Tom tom.uren11@gmail.com

Stiffarm Denise
denise.stiffarm@pacificalawgro
up.com

Belcher John belcherj@cersd.org

On September 10, 2026 I mailed the 
Bullfrog Flats Hearing Examiner 
Recommendation & Closed Record Hearing  
for File # PMU-2026-001 to the above 
recipients. Virgil Amick

C-05(a)

mailto:ebelew.writer@gmail.com
mailto:eajanuszkiewicz@gmail.com
mailto:17amie52@gmail.com
mailto:rdpaschal@earthlink.net
mailto:tpsimon1@hotmail.com
mailto:tom.uren11@gmail.com
mailto:denise.stiffarm@pacificalawgroup.com
mailto:denise.stiffarm@pacificalawgroup.com
mailto:belcherj@cersd.org


KFCD #3 (Easton)
KFCD #6 (Lake Cle Elum)
Cle Elum Fire
Roslyn Fire
KCFD #1 
KCFD #4  (Vantage)
Fire District #7 
South Cle Elum Fire
Kittitas Valley Fire & Rescue
KCFD #51 (Snoq Pass)
Kittitas Fire
DNR (Southeast Region)

P.O. Box 52 Easton, WA.98925
P.O. Box 328  Ronald, Wa. 98940
301 Penn Ave. Cle Elum, WA. 98922
P.O. Box 451 Roslyn, WA. 98941
P.O. Box 34 Thorp, WA. 98946
P.O. Box 29 Vantage, WA. 98950
31 Firehouse Rd. Cle Elum, WA. 98922
P.O. Box 762  S. Cle Elum, WA. 98943
2020 Vantage Highway, Ellensburg WA. 98926
P.O. Box 99, Snoqualmie Pass WA. 98068
P.O. Box 719 Kittitas Wa. 98934
713 Bowers Rd. Ellensburg, WA. 98926

On September 10, 2026 I mailed the Bullfrog Flats 
Hearing Examiner Recommendation & Closed Record 
Hearing  for File # PMU-2026-001 to the above 
recipients. Virgil Amick

C-05(a)



Last Name First Name Email Address Mailing Address Date Received
Method of Submission (Email, 

Mail, Hand Delivery)
Notes or Attachments

Monick Colleda colleda.monick@cleelum.gov 2803 River Road, Yakima, WA 98902 10/2/2024 Email one page attachment
Rogers Jennifer jenrogers20@hotmail.com 11/4/2024 Email one page attachment

Granda-
Hernandez Denis DHG@thetrailsidegroup.com

405 NW Gilman Blvd. Issaquah, WA. 
98027 11/4/2024 Hand Delivery two page attachment

Wyborski Kathy wyborskikathy@yahoo.com
231 Sagebrook Ln. Cle Elum, WA. 

98922 11/16/2024 Email two page attachment

Wyborski Kathy wyborskikathy@yahoo.com
231 Sagebrook Ln. Cle Elum, WA. 

98922 11/27/2024 Email one page attachment
Uren Tom tom.uren11@gmail.com P.O. Box 908  Roslyn,  WA. 98941 10/28/2024 Email one page attachment

Nicholls Claire
clairenicholls@heinlegacyfoundat

ion.org 1/23/2025 Email one page attachment
Wyborski Kathy wyborskikathy@yahoo.com 1/30/2025 Email one page attachment

Peare William bpeare@gmail.com
1031 Wood Duck Rd.  Cle Elum,WA. 

98922 1/30/2025 Hand Delivery one page attachment
Lindsey S. reserve_loopier_79@icloud.com

Northrop Sean sean@thetrailsidegroup.com
No Comment-Asked to be party 
of record

Goumaz Wes wesgoumaz@hotmail.com 1280 Sunlight Dr. Cle Elum, WA. 98922 6/12/2026 Email Two Emails
Kurtz Elizabeth elizabethmkurtz@gmail.com 6/11/2026 Email one page attachment
Malek Stephen 204 W Fifth St. Cle Elum,WA. 98922 6/12/2026 Email one page attachment

On September 10, 2026 I mailed 
the Bullfrog Flats Hearing 
Examiner Recommendation & 
Closed Record Hearing  for File # 
PMU-2026-001 to the above 
recipients. Virgil Amick

C-05(a)

mailto:colleda.monick@cleelum.gov
mailto:jenrogers20@hotmail.com
mailto:DHG@thetrailsidegroup.com
mailto:wyborskikathy@yahoo.com
mailto:wyborskikathy@yahoo.com
mailto:tom.uren11@gmail.com
mailto:clairenicholls@heinlegacyfoundation.org
mailto:clairenicholls@heinlegacyfoundation.org
mailto:wyborskikathy@yahoo.com
mailto:bpeare@gmail.com
mailto:reserve_loopier_79@icloud.com
mailto:sean@thetrailsidegroup.com
mailto:wesgoumaz@hotmail.com
mailto:elizabethmkurtz@gmail.com


Agency Last Name First Name Email Address Mailing Address Date Received
Method of Submission (Email, 

Mail, Hand Delivery)
Notes or Attachments

Department of Fish and Wildlife Monick Colleda colleda.monick@cleelum.gov 2803 River Road, Yakima, WA 98902 10/2/2024 Email one page attachment

Colville Tribes Armi Connor
connor.armi.hsy@colvilletribes.co

m P.O. Box 150 Nespelem, WA. 99155 10/15/2024 Email one page attachment
Kittitas County Public Works Bala Chad chad.bala@co.kittitas.wa.us 411 N Ruby St. Ellensburg, WA. 98926 10/31/2024 Hand Delivery one page attachment

Department of Fish and Wildlife Nelson Jennifer jennifer.nelson@dfw.wa.gov 1701 S 24th Ave. Yakima, WA. 98902 11/4/2024 Email two page attachment
Washington State Horse Park Hensley Wendy director@wahorsepark.org P.O. Box 278 Cle Elum,WA. 98922 11/4/2024 Hand Delivery three page attachment

Washington State Department of 
Transportation Prilucik Jacob jacob.prilucik@wsdot.wa.gov 2809 Rudkin Rd. Union Gap, WA. 98903 11/4/2024 Email one page attachment

Cle Elum Roslyn School District Stiffarm Denise
denise.stiffarm@pacificalawgroup.
com 4244 Bullfrog Rd. Cle Elum, WA. 98922 1/28/2025 Email two page attachment
belcherj@cersd.org

WSDOT Prilucik Jacob jacob.prilucik@wsdot.wa.gov
2809 Rudkin Rd. Union Gap, WA. 

98903 1/30/2025 Email one page attachment
Department of Energy/Bonneville 

Power Smart Brandy bmsmart@bpa.gov
14001 Wilson Creek Rd. Ellensburg, 

WA. 98926 1/30/2025 Email one page attachment
WDFW Downes Scott scott.downes@dfw.wa.gov 1701 S 24th Ave. Yakima, WA. 98902 2/3/2025 Email four page attachment

On September 10, 2026 I mailed 
the Bullfrog Flats Hearing 
Examiner Recommendation & 
Closed Record Hearing  for File # 
PMU-2026-001 to the above 
recipients. Virgil Amick

C-05(a)

mailto:colleda.monick@cleelum.gov
mailto:connor.armi.hsy@colvilletribes.com
mailto:connor.armi.hsy@colvilletribes.com
mailto:chad.bala@co.kittitas.wa.us
mailto:jennifer.nelson@dfw.wa.gov
mailto:director@wahorsepark.org
mailto:jacob.prilucik@wsdot.wa.gov
mailto:denise.stiffarm@pacificalawgroup.com
mailto:denise.stiffarm@pacificalawgroup.com
mailto:belcherj@cersd.org
mailto:jacob.prilucik@wsdot.wa.gov
mailto:bmsmart@bpa.gov
mailto:scott.downes@dfw.wa.gov


Name Address Email Date
BPA jcmurray@bpa.gov 8/3/2026

On September 10, 2026 I mailed 
the Bullfrog Flats Hearing 
Examiner Recommendation & 
Closed Record Hearing  for File # 
PMU-2026-001 to the above 
recipients. Virgil Amick

C-05(a)

mailto:jcmurray@bpa.gov


Name Address Email
Wes Goumaz 1280 Sunlight Dr. Cle Elum, WA. 98922 wesgoumaz@hotmail.com 6/12/2026
Elizabeth Kurtz elizabethmkurtz@gmail.com 6/11/2026
Stephen Malek 204 W Fifth St. Cle Elum,WA. 98922 6/12/2026
Sean Northrup sean@thetrailsidegroup.com
Denis Hernandez-Granda dhg@thetrailsidegroup.com

On September 10, 2026 I mailed 
the Bullfrog Flats Hearing 
Examiner Recommendation & 
Closed Record Hearing  for File # 
PMU-2026-001 to the above 
recipients. Virgil Amick

C-05(a)

mailto:wesgoumaz@hotmail.com
mailto:elizabethmkurtz@gmail.com
mailto:sean@thetrailsidegroup.com
mailto:dhg@thetrailsidegroup.com


1

t2_Owner t2_Addre_1 t2_City t2_State t2_Zip
BELL, MITCHELL 301 FRANKIE LN CLE ELUM WA 98922-5108
BENAVIDES, REBECCA A 1091 WOODDUCK RD CLE ELUM WA 98922-8578
BERLIN, MICHAEL JOHN 302 FRANKIE LN CLE ELUM WA 98922
BERLIN, THOMAS CLAYTON 305 NELSON LN CLE ELUM WA 98922-6101
BOWER, KYLE GALEN & CHELSEA NICOLE 303 FRANKIE LN CLE ELUM WA 98922-5108
BRENDEN, MARSHALL M JR & MICHELE 18215 SE 128TH ST RENTON WA 98059-8732
DUY HUYNH, THI THUY 307 FRANKIE LN CLE ELUM WA 98922-5107
JONES, WESLEY 303 LANDIS LN CLE ELUM WA 98922-5915
CALVIN, CORI C 304 DENNY AVE CLE ELUM WA 98922-1400
CATHRINE LUND TRUST 303 DESIREE LN CLE ELUM WA 98922
CHOY, SUN WEI & WENDY WEN YING 21410 SE 24TH ST SAMMAMISH WA 98075-7130
CITY OF CLE ELUM 119 W 1ST CLE ELUM WA 98922-1105
CLE ELUM PINES EAST LLC PO BOX 808 CLE ELUM WA 98922-0808
CLE ELUM ROSLYN SCHOOL DIST #404 4244 BULLFROG ROAD CLE ELUM WA 98922
COOK, MELINDA K 303 BALA DR CLE ELUM WA 98922-5904
CORKINS LIVING TRUST PO BOX 695 CLE ELUM WA 98922-0695
CORRENTI, FREDERICK J & CYNTHIA C PO BOX 724 CLE ELUM WA 98922-0724
CRYSTAL CREEK APARTMENTS LLC 31 Pine St. Unit 308 EDMONDS WA 98020
DANNY FORBES REVOCABLE LIVING TRUST 31 PINE ST #308 EDMONDS WA 98020
CYGAN, ANDREW 1200 MARIAN DR CLE ELUM WA 98922-1430
FETTIG, JEFF & TATUM 15239 160TH PL SE RENTON WA 98058-8166
HUDON, PHILLIP & TINA 307 NELSON LN CLE ELUM WA 98922
FORD, PERRY M 301 PERRY LN CLE ELUM WA 98922
FOWLER CREEK TRAILS LLC 2020 NELSON SIDING RD CLE ELUM WA 98922-9476
GENNA, JOHN A 1543 MAGNOLIA WAY W SEATTLE WA 98199-4323
GOMES, PATRICIA MARY & KEVIN DANIEL 303 Amy Marie Ln CLE ELUM WA 98922
GONZALEZ, JESUS 1081 WOOD DUCK RD CLE ELUM WA 98922-8578
PITAKKAN, TANONGSAK 301 LANDIS LN CLE ELUM WA 98922-5915
GREEN, JOSH & RIKKI 306 FRANKIE LN CLE ELUM WA 98922-5107
HAAG, WILL & STEPHANIE 304 LANDIS LN CLE ELUM WA 98922-5915
HARDEBECK, JASON & ANNA 300 FRANKIE LN CLE ELUM WA 98922
HARDING, JAKE A & KOURTNEY 1201 WOOD DUCK RD CLE ELUM WA 98922-8580
HOLZ, MICHAEL P ETUX 951 WOOD DUCK RD CLE ELUM WA 98922
HOTTINGER, GEORGE DENIS 302 AMY MARIE LN CLE ELUM WA 98922
ACCOLADE PROPERTY MANAGEMENT GROUP 200 GALLOWAY DR. YAKIMA WA 98908
HUBBARD, SARAH MARIE 306 PERRY LN CLE ELUM WA 98922-5914
HUMES, JAMES E JR & DIANE 303 DENNY AVE CLE ELUM WA 98922-1400
HUTCHINSON PROPERTIES LLC P.O. BOX 938 ELLENSBURG WA 98926
INLAND TELEPHONE CO PO BOX 171 ROSLYN WA 98941-0171
JENSEN, JOHN E 6183 Wilson Creek ELLENSBURG WA 98926
JH PROPERTIES LLC PO BOX 938 ELLENSBURG WA 98926-1924
JOHNSON, AMY 301 DESIREE LN CLE ELUM WA 98922

Bullfrog Flats_Properties within 300' ( Updated 9-2-2026 )
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JOHNSON, JASON ROBERT & CHRISTY LEIGH 301 BALA DR CLE ELUM WA 98922
KENDALL, JEFFREY & KIMBROUGH G 300 LANDIS LN CLE ELUM WA 98922-5915
AMDUR, EILA 305 BALA DR CLE ELUM WA 98922-5913
KITTITAS CO (SOLID WASTE) 925 INDUSTRIAL WAY ELLENSBURG WA 98926
KITTITAS CO FIRE DIST #7 31 FIREHOUSE ROAD CLE ELUM WA 98922
KITTITAS CO HOUSING AUTHORITY 107 W 11TH ST ELLENSBURG WA 98926
LAROCHE, COLE M & TARYN M 1281 WOOD DUCK RD CLE ELUM WA 98922-8580
LAROCHE, ZACHARY G & LAURA A 1351 WOODDUCK RD CLE ELUM WA 98922-8741
LEAF, BARRY R JR & CRISTINA M 307 BALA DR CLE ELUM WA 98922-5913
LESARGE, JEANNE E PO BOX 734 CLE ELUM WA 98922-0734
MCINTOSH, JOANNE FRY 304 NELSON LN CLE ELUM WA 98922
MILLIS, SHERYL D 305 FRANKIE LN CLE ELUM WA 98922
NEW SUNCADIA LLC 770 SUNCADIA TRL CLE ELUM WA 98922-3214
NICHOLSON, PAULA 306 DENNY AVE CLE ELUM WA 98922-1400
NIELSEN, ERIK HAGEN & RACHEL 306 BALA DR CLE ELUM WA 98922-5913
OROURKE, WOODROW J & SUSAN N 1095 WOOD DUCK RD CLE ELUM WA 98922
PEARE, WILLIAM F PO BOX 952 ROSLYN WA 98941
PEARE, WILLIAM F & 1095 WOOD DUCK ROAD CLE ELUM WA 98922-8578
PETTY, CHRISTOPHER NEUMAN 304 DESIREE LN CLE ELUM WA 98922-6122
ARDELL, JULIE 305 PERRY LN CLE ELUM WA 98922-5903
PUGET SOUND ENERGY/ELECTRIC PO BOX 97034 BELLEVUE WA 98009-9734
McCOMMONS, MITCHELL 304 FRANKIE LN CLE ELUM WA 98922-5108
REED, ROSEMARIE L 304 BALA DR CLE ELUM WA 98922-5904
ROGERS, ANTHONY W 300 NELSON LN CLE ELUM WA 98922-6101
ROLLIE, EMILY 300 PERRY LANE CLE ELUM WA 98922
SCHLESSELMAN, DAVID & JULIE S 5627 193RD PL SE ISSAQUAH WA 98027-8666
PIPKIN, BLAIR 302 LANDIS LN CLE ELUM WA 98922-5915
SEIGAL, CLAIRE M & TRAVIS 305 Denny Ave CLE ELUM WA 98922-9455
HODGES, DEBRA 300 BALA DR CLE ELUM WA 98922-5913
SHIRA, BAILEY ELIZABETH & MITCHELL 300 AMY MARIE LN CLE ELUM WA 98922
SIMONE, MARK D PO BOX 1114 CARNATION WA 98014
CHASE, JANIS 302 PERRY LN CLE ELUM WA 98922-5914
SMITH, BRITT JEFFERSON 305 DESIREE LN CLE ELUM WA 98922
STAPLETON, TIMOTHY MICHAEL & REGAN MICHELLE 824 INDEX CT. NE RENTON WA 98056
STEVENS, MARCIE 71 CARBIDE CT CLE ELUM WA 98922-3018
SUNCADIA COMMUNITY COUNCIL PO BOX 944 ROSLYN WA 98941-0944
SUNCADIA RESORT LLC 11777 SAN VICENTE BLVD STE 900 LOS ANGELES CA 90049-5084
TUMBLING RIDGE LLC PO BOX 711 ROSLYN WA 98941-0711
TWO MOOSE LLC 71 CARBIDE CT CLE ELUM WA 98922-3018
USA (BPA) PO BOX 3621 PORTLAND OR 97208-3621
USA (WNF) 215 MELODY LN WENATCHEE WA 98801
USACH, ANATOLLY & ANNA 6406 54TH ST NW GIG HARBOR WA 98335-6649
VAN HOLLEBEKE, MAXWELL J 524 191ST ST SW LYNNWOOD WA 98036-4913
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WERT, TREVOR PATRICK 301 AMY MARIE LN CLE ELUM WA 98922-6102
HEINTZ, ABBY 304 PERRY LN CLE ELUM WA 98922
WILSON, KATHLEEN J & GARY LEE 305 AMY MARIE LN CLE ELUM WA 98922-6102
PITMAN, LORI 302 NELSON LN CLE ELUM WA 98922-6101
WORGAN, BOLDEN SAMUEL & KATELYN 304 AMY MARIE LN CLE ELUM WA 98922-6102
HAMILTON, DEBBIE P.O. Box 952 ROSLYN WA 98941-0952
FARNUM, GREG 1031 WOODDUCK RD CLE ELUM WA 98922-8578
BULLFROG FLATS LLC 18300 Redmond Wy, Suite 120 REDMOND WA 98052
SUN 47 NORTH LLC 27777 Franklin Rd. Suite 300 SOUTHFIELD MI 48034
MRP HNHB LLC 6900 E Camelback Rd. Suite 800 SCOTTSDALE AZ 85251
PINE RANCH COMMUNITY ASSOCIATION 1700 NW GILMAN BLVD. ISSAQUAH WA 98027

On September 10, 
2026 I mailed the 
Bullfrog Flats 
Hearing Examiner 
Recommendation & 
Closed Record 
Hearing  for File # 
PMU-2026-001 to 
the above 
recipients. Virgil 
Amick
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CHAPTER E. SUPPLEMENTAL PUBLIC COMMENTS 
(Received between July 30 - August 18, 2026)



Virgil Amick

From: 

Sent: 

To: 

Murray,Jamie C (BPA) - TERR-KALISPELL <jcmurray@bpa.gov> 

Monday, August 3, 2026 7:27 AM 

Virgil Amick 

Subject: RE: City of Cle Elum - Notice of Public Hearing - PMU-2026-001 (Bullfrog UGA 

Development Agreement Amendment) 

Attachments: BPA Land Use Application.pdf 

[EXTERNAL EMAIL] DO NOT CLICK links or attachments unless you recognize the sender and know the content is safe. 

Good Morning, 

BPA has reviewed the Notice of Public Hearing and the staff recommendation. Please note, any 
signage or use of the BPA easement area is subject to BP A's land use application 
process. Bullfrog Flats, LLC will need to submit any plans for construction of signs or additional 
facilities if they desire to use the BPA easement area for marketing purposes as suggested in the 
amendment. 

Thank you, 

Jamie C. Murray 

BONNEVILLE POWER ADMINISTRATION 

DEPARTMENT OF ENERGY 

Realty Specialist I Real Property Field Services I TERR-Kalispell 

jcmurray@bpa.gov / 406-751-7820 office / 406-309-1398 cell 

From: Virgil Amick <vamick@cleelum.gov> 

Sent: Thursday, July 30, 2026 11:52 AM 

AUG O 3 2026 

v.�

To: Matthew Lundh <mlundh@cleelum.gov>; Rob Omans <romans@cleelum.gov>; Erica Krum <Ekrum@cleelum.gov>; 

Virgil Amick <vamick@cleelum.gov>; Shannon Johnson <SJohnson@cleelum.gov>; Richard Weinman <Richardw­

llc@comcast.net>; Christina Wollman <Christina.Wollman@cleelum.gov>; Colleda Monick 

<Colleda.Monick@cleelum.gov>; mheit@hlacivil.com; William LaRue <wlarue@cleelum.gov>; Robin Newcomb 

<rnewcomb@cleelum.gov>; Audrey Casassa <acasassa@cleelum.gov>; Mathew Bailey <mbailey@cleelum.gov>; 

Whitney Prasek <wprosek@cleelum.gov>; Rich Alba <ralbo@cleelum.gov>; Ed Mills <emills@cleelum.gov>; Amy 

Pridemore <apridemore@cleelum.gov>; cchambers@insleebest.com; Planner@ci.roslyn.wa.us; 

jeff.adams@ci.roslyn.wa.us; librarian@ci.roslyn.wa.us; clerk@ci.roslyn.wa.us; publicworks@ci.roslyn.wa.us; 

brooksideconsulting@gmail.com; townhall@southcleelum.org; cjdevere@msn.com; llhadden1@gmail.com; 

carlsond@ellensburgwa.gov; hendersons@ellensburgwa.gov; lillquistn@ellensburgwa.gov; 

christa.stream@cityofkittitas.com; cid@fairpoint.net; laura.kukes@co.kittitas.wa.us; jeremy.larson@co.kittitas.wa.us; 

steph.mifflin@co.kittitas.wa.us; adminstaff@kittcom.org; assessoradmin@co.kittitas.wa.us; 

haley.mercer@co.kittitas. wa. us; laura .osiadacz@co. kittitas. wa. us; cory. wright@co. kittitas. wa. us; 

brett.wachsmith.co@co.kittitas.wa.us; jesse.cox@co.kittitas.wa.us; connor.armi.hsy@colvilletribes.com; 

envi ronmentalhealth@co. kittitas. wa. us; environmentalhea lth@co.kittitas. wa. us; chad .bala@co.kittitas. wa. us; 

jeremy.johnston@co.kittitas.wa.us; jamey.ayling@co.kittitas.wa.us; kelee.hodges.pw@co.kittitas.wa.us; 

josh.fredrickson@co.kittitas.wa.us; cds@co.kittitas.wa.us; sarah@krdistrict.org; solidwaste@co.kittitas.wa.us; 

housing@hakittitas.org; john.williams@doh.wa.gov; deanah.watson@commerce.wa.gov; 

reviewteam@commerce.wa.gov; sepa@dahp.wa.gov; sepacenter@dnr.wa.gov; MARTIN.MAUNEY@dnr.wa.gov; 

1 EXHIBIT E-01



Washington State 
Department of Transportation 

South Central Region 

2809 Rudkin Road 
Union Gap, WA 98903-1548 

509-577-1600 I FAX: 509-577-"1603
lT'r': 1-800-833-6388 
www.wsdot.wa.gov 

August 5, 2025 

City of Cle Elum 
119 West First Street 
Cle Elum, WA 98922 

Attn: Virgil Amick, Permit/Office Technician 

RE: PMU-2026-001 - Bullfrog UGA Development Agreement Amendment 
1-90 Exit 80/SR 903/Bullfrog Road vicinity

We have reviewed the proposed project and have the following comment. 

AUG O 5 2026 

ti 4miv� 

The subject property is in the vicinity of State Route 903 (SR 903), Interstate 90 (1-90), and the 1-90 
Bullfrog Road (Exit 80) interchange. Any signs or outdoor advertising visible from 1-90 must 
comply with the state Scenic Vistas Act of 1971 (RCW 47.42 & WAC 468-66). The applicant can 
contact Tanya Jablonski of the WSDOT Headquarters Traffic Office for specifics. She can be 
reached at (360) 705-7294. 

Thank you for the opportunity to review and comment on this proposal. If you have any questions 
regarding this letter, please contact Jacob Prilucik at (509) 577-1635. 

Sincerely, 
Digitally signed by Stephen P. (Phil) 

Stephen P. (Phil) Nugent Nugent 
Date: 2026.08.05 09:15:11 -07'00' 

Stephen P. (Phil) Nugent 
Region Planning Manager 

SPN: ijp/akh 

cc: SR 903, File #2024_006 

EXHIBIT E-02



EXHIBIT LIST
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CHAPTER F. DEVELOPMENT AGREEMENT 



( 

I .. 
I t . 

. I ' 

DEVELOPMENT AGREEMENT BY AND BETWEEN THE CITY OF CLE ELUM, 
TRENDWEST INVESTMENTS, INC. AND TRENDWEST PROPERTIES, INC. 

RELATING TQ THE DEVELOPMENT OF REAL PROPERTYLOCATED WITHIN 
THE CLE ELUM URBAN GROWTH AREA, COMMONLY KNOWN AS THE 

"BULLFROG UGA" 

.. . • • /;17'1 (U_ .f?i), /J -
This Development Agreement is entered into ~ day or,,._~, 2002, by and 

between TRENDWEST PROPERTIES, INC., a Washington corporation, TREND WEST 
INVESTiv1ENTS, INC., a Washington corporatiQD., (hereafter, collectively, "Trendwest") and the 
City of Cle Elum, a Washington municipal corporation, (hereafter "City"), pursuant to the 
authority of RCW 36. 70B. l 70 - 210. Trendwest and the City are collectively referred to as the 
''Parties." 

A 

RECITALS 

The State Legislature has specifically authorized the negotiation and execution of 
Development Agreements, pursuant to RCW 36. 70B.170 - 210, where appropriate to 
provide additional land use approval and mitigation cert;ainty, especially for larger-scale . 
developments intended to be constructed as a unified whole, but over a period of several 
to many ye~s. These agreements may be executed before or after annexation has 
occurred. · 

B. Trendwest Properties, Inc. proposes to develop certain real property, located in 
unincorporated Kittitas County, but within an area that has been designated as the City of 
Cle Elum Urban Growth Area, more fully descnoed _as attached to this Agreement as 
ATIACHMENT A (hereafter, the ''Trendwest UGA Property"). 

C. Trendwest Investments, Inc. is the owner of the Trendwest UGA Property. By their 
signatures appearing below, Trendwest Investments, Inc. and Trendwest Properties, Inc. 
expressly approve and commit to all of~ provisions of this Agreement. 

D. On July 16, 2000, the Parties entered into a Preannexation Agreement relating to 
annexation, provision of public :facilities and services, and general development 
requirements for the Trendwest UGA Property. That agreement provided for, among 
other things, preparation of a subarea plan and zoning regulation to apply to the 
Trendwest UGA Property as a condition of and prior to annexation of the Trendwest 
UGA Property to the City_. That Preannexation Agreement further descnbed the 
anticipated types and intensities of land uses expected for the Trendwest UGA Property 
(the "Trend.west UGA Development") and required that no such urban development 
should occur until after the Trend.west UGA Property was annexed . . 

E. On December 4, 2000, Trendwest, the Washington Department ofFish and Wildlife and 
the Y akama Nation entered into a Cooperative Agreement addressing certain fish and 
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wildlife impact issues and imposing certain restrictions on development and certain 
obligations for habitat acquisition and protection (the "Cooperative Agreement"). 

F. On September 19, 2001, Trendwest and RIDGE, a Washington nonprofit corporation, 
entered into a Settlement Agreement addressing certain development restrictions and 
other obligations regarding both the Trendwest MountainStar Master Planned Resort (the 
"Trendwest MPR Property" or "1vIPR") and the Cle Elum UGA (the "RIDGE Settlement 
Agreement"). 

G. On June 19, 2001, the Parties entered into an Agreement Relating to Water Supply for 
Bullfrog Flats UGA. The tenns of that agreement govern transfer of water rights 
necessary to serve the Trendwest UGA Property. 

H. On June 19, 2001, the Parties entered into a Water Supply System Project Development 
Agreement that addresses the requirements for and contnbutions towards construction of 
a new Water Supply System to serve the City of Cle Elum, the Town of South Cle Elum, 
the Trendwest MPR Property, and the Trendwest UGA Property. The terms of that 
Water Supply System Project Development Agreement govern provision of water supply 
infrastructure to the Trendwest UGA Property. · 

I. The Parties are currently negotiating a cost allocation agreement for a new Regional 
Wastewater Treatment facility that will serve the City of Cle Elum, ·the Town of South 
Cle Elum, the Citv of Roslvn, the Trendwest MPR Pronertv and the Trendwest UGA 

· - .. . ., • • i .... .. 

Property. When executed, that agreement will govern provision of wastewater collection 
and treatment infrastructure to the Trendwest UGA Property. 

J. The proposed development of the Trendwest UGA Property is expected to occur over a 
period of ten or more years, depending on market conditions, demand and other factors. 
The proposed development will require expansion of various City facilities and services 
necessary to serve this ~w development. Because the City has adopted a policy that 
existing City residents, taxpayers, and rate payers should not bear any additional financial 
burden to expand facilities and services necessary to serve new development, it is 
appropriate to require Trendwest and its proposed UGA Development to bear those costs. 
Many of these fucility and service expansions will require significant up-front 
expenditures by Trendwest, even though the actual Trendwest development generating 
the facility and service demand may not be constructed at the same time as the facility 
and infrastructure improvements and costs are required. It is appropriate to enter into a 
Development Agreement establishing uses, applicable development standards and vested 
rights in exchange for the required upfront commitments for infrastructure and services. 
Trendwest would not undertake urban development of the Trendwest UGA Property 
without the assurances provided through this Agreement. 

K. There are advantages to the City of Cle Elum to consider development of the entire 
Trendwest UGA Property in a single, upfront, master planned review process in contrast 
to review of individual development of individual parcels on a piecemeal basis. Among 
other advantages, this allows the City to consider community-wide issues such as the 

2 



overall mix of uses, adjacent land use compatibility issues, buffering, open space and 
sensitive areas planning, community integration, overall transportation and circulation 
patterns, and cumulative facility and service needs for the long term. Consideration of 
these issues is more difficult on a parcel-by-parcel or individual development-by­
development approach. This master planned approach and the duration of the projected 
project development justifies this Development Agreement approach and the longer term 
commitments by both the City and Trendwest contained herein. 

L. Trendwest is now desirous of proceeding with the annexation and development approvals 
for the Trendwest UGA Property, consistent with the :framework identified in the 
Preannexation Agreement. 

M. The City has conducted the following environmental review of the proposed UGA 
Development: 

1. On February 22, 1999, Kittitas County issued a SEPA determination of 
significance and commenced scoping and preparation of an EIS, and the City 
participated as co-lead agency pursuant to a 5-party SEPA lead agency agreement. 

2. In January 2001, Kittitas County withdrew from the SEP A co-lead agency 
agreement since, pursuant to the Preannexation Agreement, Trendwest was no 
longer pursuing the option of master planned development within the County. 

3. On March 23, 2001, the City published a Draft Environmental Impact Statement 
("DEIS") for the proposed UGA subarea pJan and Development Agreement. That 
DEIS, at pages 1-6, incorporate4 by reference, various analyses contained in a 
separate environmental impact statement issued by Kittitas County on April 10, 
2000, for Trendwest's proposed MPR Development. 

4. The City held public hearings on the DEIS on April 18, 2001, and April 25, 2001. 

5. The City received public comment on the DEIS from March 23, 2001 until May 
7, 2001. 

6. On March 18, 2002, the City published a Final Environmental Impact Statement 
("FEIS") for the proposed UGA subarea pJan, zoning, Planned Mixed Use Master 
Site Plan (the "Master Site Plan" or ''MSP") and Development Agreement. 

N. The City and Trendwest have, to date, entered into several separate memoranda or 
agreements, addressing various aspects of the proposed UGA Development, including the 
following: 

Document Name 

Authorization to Proceed with UGA Study 

Bullfrog UGA Phase Il Proposal 
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Date Executed 

March 10, 1998 

September 15, 1998 



Document Name 

Phase II Authoriz.ation to · Proceed 

Memorandum of Understanding 

Agreement for Professional Services 

Staffing Agreement 

General Services Approval Letter 

City Administrator Commitment Letter 

Budget for Ongoing Work 

Fiscal Study Proposal 

Agreement for EIS Review and for EIS Consultant 
Services 

Fiscal Study Approval Letter. 

Conditions for funding City Administrator position 
over a 3-year period Letter 

Mediation and Arbitration Agreement 

Agreement for Payment of 
ProfessionaVStaft7Consultant Services 

Planner Position Proposal 

Planner 3-year Funding Commitment Letter 

Planner Payment Agreement 

Pre-Annexation Agreement 

Agreement Regarding Water Supply for the 
Bullfrog Flats UGA 

Water Supply System Project Development 
Agreement 

Restated and Amended Agreement for Payment of 
Professionai Staff and Consultant Services 
(Repealing .all or portions of other funding 
agreements.) 

Date Executed 

October 6, 1998 

April 13, 1999 

May 25, 1999 

July 20, 1999 

August 2, 1999 

August 20, 1999 

September 30, 1999 

October 25, 1999 

November 2, 1999 

November 9, 1999 

November 23, 1999 

December 7, 1999 

December 22, 1999 

January 13, 2000 

January 14, 2000 

March 14, 2000 

July 26, 2000 

June 19, 2001 

June 19, 2001 

August 27, 2002 

0. Trendwest submitted a Notice of Intention to Annex the Trendwest UGA Property on 
May 18, 2000 (the "10% Petition"). The City Council met and voted by motion to accept 
Trendwest's 10% Petition on June 27, 2000. Trendwest and the City entered into a 
Preannexation Agreement regarding the Trendwest UGA Property on July 26, 2000. On 
March 14, 2002, the Washington State Supreme Court ruled that the petition method of 
annexation was unconstitutional in Grant County Fire Protection District #5 v. City of 
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Moses Lake. While a petition for reconsideration is still pending before the Supreme 
Court, as of the date of this Agreement, no decision has been issued on that motion. As 
such, the Parties now intend to proceed with annexation pursuant to the election method, 
as authorized by RCW 35.13. Pursuant to RCW 35.13.015, Cle Elum City Council 
Resolution No. was adopted on August 27, 2002, calling for an annexation 
election and authorizing filing of a Notice of Intention with Kittitas County Boundary 
Review Board. 

P. The Cle Elum Planning Commission conducted its review and ob. January 23, 2002, made 
its recommendation on a proposed Bull.frog Subarea Plan and Planned Mixed Use Zoning 
Ordinance ("PMU Zoning"). The City Council held the first of two public hearings on 
the proposed subarea plan and PMU Zoning on February 19, 2002, and the second 
hearing on August 27, 2002. . Once adopted, this planning and zoning will take effect 
immediately upon annexation of the Trendwest UGA Property. 

Q. The Cle Elum Planning Commission has also conducted its review, solicited public 
comment and made its recommendation on a proposed Master Site Plan, together with 
recommended Conditions of Approval for the Trendwest UGA Property, pursuant to the 
procedures and criteria contained in the PMU Zoning. That recomme~dation, together 
with suggested Conditions of Approval was passed on May 15, 2002, and is pending 
before the City Council, ready for action after annexation of the Trendwest UGA 
Property has been completed. 

R On August 27, 2002, the City Council held a duly noticed public hearing to receive 
comments on this proposed Development Agreement, pursuant to the requirements of 
RCW 36. 70B.200. 

NOW, THEREFORE, in consideration of the mutual promises, covenants and 
provisions set forth herein, the receipt and adequacy of which consideration is hereby 
acknowledged, the Parties agree as follows: 

AGREEMENT 

1. Effective Date and Duration of Agreement 

I. I This Agreement shall take effect immediately upon its adoption by the City 
Council and execution by all parties, provided that the time periods specified in 
this Agreement shall be tolled pending any appeals of the City's land use 
decisions necessary to commence development and pending any delays m receipt 
of approvals or appeals of any state or federal approvals necessary to commence 
development, including but not limited to, water rights decisions by the 
Department of Ecology, all as :further described in Subsection 5.2 below. 

1.2 The Applicable Law to which this development vests pursuant to the terms of this 
Agreement shall be the Conditions of Approval,. attached-to this Development 
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Agreement as AITACHMENTB, the Development Standards approved as an 
attachment to the Conditions of Approval, and, if not, addressed there~ the City 
plans, policies, rules and regulations in effect on the date the City Council 
approves this Development Agreement, as indicated by the date the resolution or 
ordinance approving the Development Agreement is passed by the City Council, 
except as provided in Section 3.1 below. 

1.3 Subject to the potential default and/or termination provisions of Section 10 below, 
this Agreement shall be valid for a period of 15 years from the date it takes effect. 
At the end of that period the Trendwest UGA Property shall be subject to all 
policies, plans, rules, and regulations in effect for the City generally, whether they 
have been adopted since the effective date of this Agreement or not, and nothing 
shall prevent the City from adopting whatever subsequent policies, plans, rules, or 
regulations it deems are in the public interest for the City of Cle Elum as a whole. 

2. Description of Approved Development 

2.1 By execution of this Agreement Trendwestagrees to annex the Trendwest UGA 
Property to the City of Cle Elum and, upon annexation, the City agrees to permit 
construction of the proposed Trendwest UGA Development, including all of the 
land uses and intensities descnbed in this Agreement and the Conditions of 
Approval. The City's approval shall be subject to a)l of the terms and conditions 
contained in AITACHMENTB, including all of the attachments thereto. 

3. Vesting 

3.1 As defined in Section 1.2 above, the Trendwest UGADevelopment shall vest to 
all future City reviews and approvals necessary to construct the development and 
shall be subject to the Applicable Law, with the following exceptions: 

3 .1.1 All Trendwest UGA Development shall be subject to the Uniform 
Building Codes (including electric~ fire, earthquake, and other similar 
uniform construction codes) in effect on the date a complete application 
for the particular construction or building permit is submitted to the City. 

3 .1.2 The City's authority to require additional SEP A review· and potential 
mitigation in connection with applications for subsequent development or 
construction approvals shall be as more fully descnbed in the Subsequent 
SEP A Review Subsection 6.5 below. 

3 .1.3 Other laws, rules, or regulations deemed by the City as necessary to 
impose as the only reasonable method to address a public health or safety 
concern. 

3 .1 . 4 Any additional rules, requirements, or mitigation measures determined 
reasonably necessary to avoid a decision by a state or federal 
administrative agency, or a court of competentjurisdiction, that the City 
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unlawfully failed to comply with the Endangered Species Act or other 
state or federal laws or regulations in approving subsequent development 
or construction permits. 

3.1.5 Any requirement or new regulation which the City reasonably believes m. 
good faith is necessary to avoid a decision by a state or federal 
administrative agency, or a court of competent jurisdiction, that the City's 
eligibility for funding, grants; program eligibility, or other resources 
sought by the City would be impaired (for example, if approval of any 
portion of the development would prom.bit the City from being eligible 
under the National Flood Insurance Program or result in higher premium 
rates to the City or its property owners). 

3.1.6 Any requirements imposed by a state or federal statute or regulation that 
would impose cumulative standards for complian~ on an area-wide basis, 
such as, by way of illustration only, new water quality standards that 
might change stormwater and/or sewage treatment requirements. 
Additional requirements under this Subsection shall only be to the extent 
necessary to address Trendwest' s proportionate share of such area-wide 
standards. 

(~~ Any taxes or fees that may be adopted in the future that are imposed on a 
city-wide or larger area basis and that are not designed to fund 
infrastructure, facilities, or services that are specifically funded in the 
mitigation measures contained within the Conditions of Approval, except 
that Trendwest shall be given an appropriate credit against such tax or fee 
for the specific mitigation measures contained in the Conditions of 
Approval and this Agreement or, in the case of fiscal impact mitigation, 
any such tax or fee shall be appropriately accounted for in assessing any 
necessary government facilities and services shortfall or mitigation, as 
more fully discussed in Condition 98. 

3.1.8 The Trendwest UGADevelopment shall be subject to a revised 
subdivision ordinance substantially similar to the draft ordinance dated 
___ that is currently being reviewed by the City Planning 
Commission and City Council, provided that if there are any 
inconsistencies between the Development Standards attached to the 
Conditions of Approval and this new subdivision ordinance, the 
Development Standards and the Conditions of Approval shall control. 

3.1.9 The Trendwest UGA Development shall be subject to a new hazard tree 
ordinance, as descnoed in Condition 55, any new City-wide water 
conservation measures as described in Condition 63 and supplemental fire 
safety recommendations as described in Condition 109. 

3.2 .Toe City's ability to impose new requirements or modifications pursuant to the 
provisions of Subsection 3 .1 above shall be limited to the nri.nimum necessary to 
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avoid the consequence or address the requirement described in each Subsection. 
The City further agrees to advise and consult with Trendwest when the City 
believes any such circumstances arise. The Parties agree to resolve any disputes 
arising out of this section following the dispute resolution procedures provided for 
in the Mediation and Arbitration Agreement dated December 7, 1999 attached to 
the Conditions of Approval as AITACHMENT 3. 

3.3 The provisions of this Section notwithstanding, the Parties agree that the City may 
impose additional mitigation requirements determined necessary in response to 
the traffic monitoring provisions of Condition 92 or any government facility and 
service impact monitoring identified in Conditions 95-103. 

3.4 This Section and this Agreement are intended to implement the vesting provisions 
of RCW 36. 70B. l 70 - 180, and nothing herein is intended to address or in any 
way modify other existing state or federal rules or court decisions regarding 
vested rights under laws adopted by jurisdictions other than the City, including 
state or federal Jaws or regulations. 

3.5 Except as otherwise specifically set forth in this Agreement, the City shall not 
apply to the Trendwest UGA Property any ordinance, resolution, rule, regulation, 
standard, directive, condition, or other measure (hereafter, "City Law'') that is in 
conflict with the Applicable Law described in Section 1.2 above, or that reduces 
the rights provided by this Agreement, unless agreed to by Trendwest in writing 
or imposed pursuant to one of the acknowledged exceptions identified in this 
Section 3. Without limiting the generality of the foregoing, any City Law shall be 
deemed to conflict with the Applicable Law if it would accomplish any of the 
following results either directly, or through subsequent development reviews and 
approvals and related conditions of such approvals: 

3.5.1 Limits or reduces the density of the Trendwest UGA Development; 

3.5.2 Changes any land use designation or permitted use of any sub-p1anning 
area within the Trendwest UGA Property; 

3.5.3 Limits or controls the location of buildings, structures, clearing, grading, 
or other improvements on the Trendwest UGA Property in a manner that 
is inconsistent with or more restrictive than the limitations in the 
Applicable ~aw; 

3.5.4 Limits or controls the availability of public utilities, services or fucilities, 
or any privileges or rights to public utilities, services, or facilities for the 
Trendwest UGA Development inconsistent with the Conditions of 
Approval and the terms of the Agreement Relating to Water Supply for 
Bullfrog Flats UGA dated June 19, 2001, and the Water Supply System 
Project Development Agreement dated June 19, 2001, except in the case 
of public health and safety emergency; provided that nothing in this 
Agreement shall limit the authority of any public utility, service, or facility 
provider that is not a party to this Agreement to require anything legally 
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necessary and appropriate prior to a commitment to or provision of such 
utilities, facilities and/or services; and provided further that the Parties 
agree that the terms of any Regional Wastewater Treatment or Service 
Agreement, once executed, will govern the provision of wastewater 
service; 

3.5.5 Requires the issuance of additional permits or approvals by the City other 
than those required by the Applicable Law; 

3.5.6 Limits the processing of applications for, or the obtaining of, subsequent 
development approvals, unless reasonably necessary to address a public 
health and safety issue. 

4. Phasing 

4.1 The Parties agree that Trendwest may proceed with development of the 
Trendwest UOA Property according to whatever phasing or parcel development 
Trendwest, in its sole discretion, deems appropriate, provided that the Phasing ~ v\ 
requirements of Condition 12 are satisfied. - /' ,....).,c_ ~ 12 

i,l-0 u . 
4.1.1 Trendwest shall not be obligated to construct all of the public facilities ~J:-o-,..~ 

required by the Conditions of Approval or make all of the public fucility 
and service contributions described in the Conditions of Approval prior to 
final plat approval for the Master Plat descnbed in Section 5, provided that 
the Final Master Plat shall contain a note reflecting the public fucility and 
service obligations of the Conditions of Approval prior to or concurrent 
with subsequent platting or development and provided further that, 
consistent with the transfer of obligation provisions of Section 9, 
Trendwest or its approved successors shall be obligated to construct such 
access and utilities as are necessary to serve any of the parcels in the 
Master Plat prior to final plat approval for such parcels. 

4.1.2 The Conditions of Approval and the Development Standards attached to 
this Agreement specify the circumstances under which Trendwest may 
post a bond or other security to satisfy a portion of its obligations pursuant 
to this Section. 

4.1.3 Additional requirements regarding water supply and treatment are found 
in separate agreements between the City and Trendwest as follows: 

Document Name Date Executed 

Agreement Relating to Water Supply for June 19, 2001 
Bullfrog Flats UGA 

Water Supply System Project Development June 19, 2001 
Agreement 
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( 4.1.4 The Parties agree that developing a mix of uses throughout the 
development of the Trendwest UGA Property is a desirable objective and 
Trendwest shall diligently strive to market and develop the property to 
facilitate this objective as much as is feasible. · 

4.2 With the exception of the requirements of Subsection 4.1, and the requirements 
for commencing development, pursuant to Section 5, the Parties agree that the 
Trendwest UGA Development can proceed at whatever pace or phasing the 
property owner deems appropriate, based on market conditions, :financing, or 
other private considerations. 

5. Commencement of Development 

5.1 

5.2 

As the next City approval step after annexation, after issuance of MSP Approval 
pursuant to the PMU Zoning, and prior to any construction activity or any sale or 
lease of any portion of the Trendwest UGA Property, Trendwest shall file a 
preliminary plat application with the City to create the parcels of Jand within the 
Trendwest UGA Property as generally shown on Attachment 1 to the. Conditions 
of Approval (hereafter, the ''Master Plat"). The Master Plat may be submitted in 
phases, as ·lQng as the First Phase submittal contains sufficient engineering and 
site planning information for the City to adequately determjne the feasibility of 
providing facilities and services to the entire development. No preliminary plat or 
binding site plan creating individual building lots shall be processed until after the 
City has reviewed and approved the Master Plat or applicable phase. The Master 
Plat shall identify what access and utility infrastructure is necessary to serve each 
individual parcel withm the Master Plat, for purposes of determining the 
infrastructure phasing requirements described in Section 4 above. These Master 
Plat infrastructure obligations shall be the responsibility of the Master Plat 
applicant, and shall not be transferred to individual parcel or lot owners, as 
described more fully in Section 9 below. The City and the applicant shall strive, 
as part of the Master.Plat Approval, to identify which conditions and mitigation 
measures from the Conditions of Approval apply to which parcels in the Master 
Plat to facilitate the Transfer of Obligations provisions of Section 9 below. After 
approval of this initial Master Plat, the property owner may submit preliminary 
plats or binding site .plans for the individual land use parcels, creating individual 
building lots, consistent with the requirements of the Conditions of Approval, 
provided the final Master Plat shall be recorded prior to recording any other 
individual parcel :final plat or final binding site plan. Trendwest may submit an 
application for a preljminary plat for one or more of the Master Plat parcels at the 
same tim,e as application for the Master Plat and both plats may be reviewed and 
processed concurrently. 

Trendwest shall file a complete application for the preliminary Master Plat 
descnbed in Subsection 5.1 above within 2 years from the Effective Date of this 
Agreement, and shall submit the necessary application(s) and commence 
construction of the first phase or subphase of the UGA Development within 2 
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years after obtaining the Master Plat described in Subsection 5.1; provided that 
these start reqwrements shall be tolled during the pendency of any administrative 
or judicial appeal of the MSP Approval pursuant to the PMU Zoning, the City's 
adoption of the subarea plan or zoning for the UGA, the City's annexation of the 
Trendwest UGA Property, or any of the water rights decisions or permit decisions 
identified in ATIACHMENTS 3 and 4 that are required to commence construction of 
the water and sewer utilities identified in the Conditions of Approval as necessary 
to serve the UGA Development. Once a preliminary plat or binding site plan has 
been issued by the City, such approvals shall be valid for 5 years with possible 
one-year extensions, or, if such term would exceed the term of this Agreement, 
then for the time provided by the applicable section of the RCW or City 
ordinance. Building permits shall be subject to the duration provisions of the 
applicable section of the RCW, City ordinance and/or UBC. Failure to commence 
the applications specified in this Section in the timeframes required, as may be 
tolled, shall constitute grounds for default and possible termination as described in 
Section 10. 

6. Subsequent Development Approvals and SEPA Review 

6.1 As required by the Cle Elum Municipal Code (hereafter "CEMC''), development 
of the Trendwest UGAProperty will require additional development review 
and/or construction pennit reviews and approvals prior to commencing any 
construction activity on site ("Subsequent Approvals"). The Parties agree to 
follow the review and decision making procedures of the CEMC, including, but 
not limited to CEMC 17.100 (Ordinance No. 1139, Procedures Ordinance), and 
CEMC 17. 76 (Site and Design Review), for all such Subsequent Approvals 

6.2 All Subsequent Approvals shall be subject to the vesting provisions of Section 3 
above and this section. 

6.3 The Parties agree that the Conditions of Approval, as will be incorporated into the 
PMU Zoning approval, provides the desired level of initial definition and 
certainty to the Trendwest UGA Development, sufficient for both parties to make 
the level of commitment contained in this Agreement. However, the Parties 
acknowledge that modifications to the Master Site Plan are likely to occur during 
the buildout of the Trendwest UGA Property to achieve a number of mutually 
desirable flexibility objectives, including but not limited to: incorporating new 
information; responding to changing community and market needs; encouraging 
reasonably priced housing; responding to changes in technology or patterns of 
living and working; and encouraging modifications that provide comparable 
benefit or functional equivalence with no significant reduction of public benefits, 
environmental protection, or increased material cost to the Trendwest UGA 
Development ( collectively, the ''Flexibility Objectives"). 

6.4 The Conditions of Approval attached to this Agreement and as incorporated into 
the PMU Zoning approval shall govern all Subsequent Approvals. For each 
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Subsequent Approval, the proponent shall include in the application materials a 
statement of compliance describing how the proposed development is consistent 
with all of the Conditions of Approval. This statement shall be reviewed by the 
City Planner, who shall transmit in accordance with Ordinance No. 1139 a 
proposed finding of compliance or noncompliance to the relevant Subsequent 
Approval decision maker before that Subsequent Approval decision is made. This 
finding shall be given substantial weight by the relevant City decision maker as he 
or she makes their decision on the Subsequent Approval. A Subsequent Approval 
shall not be granted if it is determined by the relevant City decision maker to be 
inconsistent with any of the provisions or requirements of the Conditions of 
Approval, unless a Minor Modification or a Major Modification is approved as 
part of that review process as follows: 

6.4.1 A Minor Modification to the proposed development from that specified in 
the Conditions of Approval may be approved by whatever City decision 
maker is responsible for the particular Subsequent Approval as part of that 
decision maker's review process, provided the proposed Minor 
Modification is consistent with the overall scope and intent of.the 
Conditions of Approval, is determined to be appropriate to accomplish the 
FleXIbility Objectives descnbed in Subsection 6.3 above and meets the 
following criteria: 

6.4. l. l The proposed modification does not include residential densities, 
commercial floor area ratio, or total units, or square footages that 
exceed the ranges specified in the Conditions of Approval for-that 
particular sub-planning area(s). Provided, however, if the 
proposed modification includes a demonstration that any variation 
from the limitations in the particular sub-planning area(s) can be 
accommodated by an increase or decrease in another sub-planning 
area, if the modification approval includes a condition requiring 
accommodation of this change in the other affected sub-planning 
area(s) and if the City determines that this change is consistent 
with the overall intent of the Conditions of Approval, then the City 
may approve a minor modification outside the ranges specified in 
the PMU Zoning Approval. 

6.4.1.2 The proposed modification does not result in a reduction in the 
amount of open space provided in the Conditions of Approval for 
the particular.sub-planning area(s). Provided, however, if the 
proposed modification includes a demonstration that any variation 
from the locations of proposed open space(s) can be 
accommodated by an equal or greater amount and function of open 
space in another sub-planning area, and only if the modification 
approval includes a condition requiring accommodation of this 
open space change in the other affected sub-planning area(s) and if 
the City determines that this change is consistent with the overall· 
intent of the Conditions of Approval, then the City may approve a 
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minor modification that results in a change in the amount of open 
space in a particular sub-planning area. Provided further, that in 
no event shall any such modification reduce the Cle Elum River 
Corridor open space that is shown on Attachment 1 to the 
Conditions of Approval and that is the subject of a conservation 
easement and in no event shall a minor modification be permitted 
to alter the character of the Bullfrog interchange with I-90, 
consistent with the terms of the Cooperative Agreement between 
Trendwest, the Washington Department of Fish & Wildlife, and 
the Yakama Nation, dated Dece~ber 4, 2000, the RIDGE 
Settlement Agreement, dated September 22, 2001, and Condition 
32. 

6.4.1.3 The proposed modification does not result in a reduction in the 
amount or type of housing required by the PMU Zoning Approval 

6.4.1.4 The proposed modification does not trigger the need for new SEP A 
review, pursuant to the provisions of Subsection 6.5 below. 

6.4.1.5 The proposed modification does not include a reduction in the 
width, proposed plantings, or type of any required landscape 
buffers, unless the City determines that the modification will 
accomplish all of the same screening functions that the original 
requirements would provide. 

6.4.1.6 The proposed modification does not include uses that were not 
included in the original Conditions of Approval. 

6.4.1. 7 The proposed modification is functionally equivalent to, or 
superior to, the origmal standard or requirement in fulfilling the 
intent and purpose of that original stan~d or reqwrement. 

6.4.1.8 The proposed modification is compatible with the scale and 
character of the properties and uses adjacent to the location of the 
proposed modification, whether such properties and uses are inside 
or outside the Trendwest UGA Property. 

6.4.2 Any proposed modification from the Conditions of Approval that does not 
meet the criteria for a Minor Modification, as descnbed in Subsection 
6.4.1 above, shall be a Major Modification, and shall require an 
amendment to the Conditions of Approval, including all of the public 
notice, comment, and hearing requirements specified in the PMU Zoning. 

6.5 Subsequent SEP A review. As provided for in WAC 197-11-600(3) an4 CEMC 
15.28, the Parties agree that the City has completed substantial, project-level 
environmental review for this Development Agreement and the Conditions of 
Approval pursuant to the PMU Zone, which should be sufficient for implementing 
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Subsequent Approvals that are consistent with the Conditions of Approval and the 
alternatives contained within those environmental documents. The Parties intend 
that these environmental documents shall constitute compliance to the fullest 
extent possible under SEP A for all Subsequent Approvals and requested 
modifications during full build out of the Trendwest UGA Property. Pursuant to 
this Section, the City may require a supplemental EIS, an EIS addendum, or an 
:MDNS requiring mitigation measures beyond those in this Agreement for a 
Subsequent Approval, as provided in SEP A and only to the extent that: 

6.5.l The Subsequent Approval proposes a Major Modification to the 
Conditions of Approval, or 

6.5.2 The City concludes, pursuant to the SEPA Rules, WAC 197-111-
600(3)(b), .and CEMC 15.28.220 that substantial change~ have been made 
to the Trendwest UGA Development so that it is likely to hlive significant 
adverse impacts not previously analyzed in a SEP A environmental 
document; or 

6.5 .3 The City concludes, pursuant to the SEP A Rules, WAC 197-11-600(3)(b ), 
and CEMC 15.28.220 that there is new information indicating probable 
significant adverse environmental impacts of the Trendwest UGA 
Development not previously analyzed in a SEP A environmental 
document. This Subsection includes, without limitation, information that 
may be obtained from the ongoing monitoring requirements contained 
with the Conditions of Approval and descnbed in Section 8 below. 

6.5 .4 Upon receipt of an application for a Subsequent Approval and concurrent 
with the Conditions of Approval compliance review descnbed in 
Subsection 6.4, the City SEP A Responsible Official shall evaluate the 
application for purposes of assessing the adequacy of the existing SEP A 
review, pursuant to the guidelines in this Section. The City Planner shall 
include his or her assessment in the finding of compliance or 
noncompliance, and if additional SEP A review is required, shall direct the 
applicant to prepare the additional SEP A analysis prior to a final decision 
on the requested Subsequent Approval. Any such additional SEPA 
analysis shall be limited in scope to only those elements of the 

· environment and potential significant adverse impacts that the City SEP A 
Responsible Official determines have not been adequately addressed in 
previous SEP A documents. 

6.5.5 The provisions of this Section notwithstanding, the environmental 
documents that have been prepared for the Trendwest UGA Property 
identify the need to conduct additional, project-level environmental review 
prior to any final decision on the proposed Washington State Horse Park, 
its size, configuration, and, most importantly, its environmental impacts 
and necessary mitigation. This is consistent with the SEP A Rules for 
phased environmental review, WAC 197-11-060( 5). Because of the 
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current uncertainty regarding Horse Park funding and timing and, 
therefore, uncertainty regarding the likelihood of ultimate Horse Park 
development, the environmental documents identified the need to conduct · 
a future, more detailed phase of environmental review for the Horse Park 
development at such time as the proposal bas funding and is ready to 
proceed with development. Therefore, the Parties agree that any proposal 
to develop a Horse Park shall be preceded by further SEPA review, 
including, if necessary to address probable significant adverse impacts, a 
supplemental EIS that more fully addresses the environmental impacts 
from Horse Park development at the location, size and configuration 
ultimately proposed, and .identifies appropriate additional mitigation for 
Horse Park impacts. 

6.5.6 Similarly, the Parties acknowledge that, as of the date of this Agreement, 
the City has not conducted SEP A review for the proposed community 
center and the school expansion. These proposals shall be· subject to their 
own SEP A review (DNS, l\IDNS, Addendum or SEIS) depending on the 
proposal and the nature of any associated impacts. 

6.5.7 The City is also in the process of completing, or has completed, separate 
SEP A review for proposed water and sewer service improvements, as 
follows: 

6.5.7.1 On April 6, 2000, the City issued a mitigated Determination of 
Nonsignificance for the City of Cle Elum Wastewater Treatment 
Facility Interim Improvements. Comments were received from the 
Department of Transportation, but no appeal was filed. 

6.5.7.2 On January 18, 2001, the City issued a Mitigated l)etermination of 
Nonsignificance for the City of Cle Elum/Town of South Cle Elum 
Water Supply System Improvements. Comments were received 
from Bonneville Power, from Kittitas County Planning, and from 
the Department of Ecology, but no appeal was filed. 

6.5. 7.3 On July 3, 2002, the City issued a Draft Environmental Impact 
Statement for a Regional Wastewater Treatment facility. A public 
comment hearing was held on August 13, 2002. A Final 
Environmental Impact Statement will be completed before 
construction of the Regional Wastewater Treatment facility. 

6.5.8 Nothing in this Section shall be construed to affect the SEP A authority of 
any other permitting agency not a party to this Agreement. Such other 
permitting authority's SEP A review shall be governed by RCW 43.21 C, 
WAC 197-11, and the particular permitting authority's relevant SEPA 
rules and procedures. 
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7. Municipal Facilities and Services and Fiscal Impact Mitigation 

7. l Mitigation for impacts to public facilities and services shall be as described in the 
Conditions of Approval. 

7;2 In the event of termination, the costs to restore the City to its pre-Trendwest 
position, as descn"bed in Subsection l 0.6 in addition to any written commitments 
made on or before the date of this Agreement, shall also include any costs 
associated with City commitments made after the date of annexation to provide 
the government :facilities and services described in the Conditions of Approval, 
including, but not limited to, any City indebtedness issued for such facilities or 
services. 

8. Monitoring of Impacts and Mitigation Measures 

8.1 The requirements for periodic monitoring of potential impacts shall be as 
descnoed in more detail in the Conditions of Approval. All costs associated with 
preparation of the monitoring program, as well as its implementation and data 
assessment, including but not limited to, the costs incurred by the City to review 
and analyze the monitoring information, shall be borne in full by Trendwest. The 
City and the County shall contract directly with the monitoring consultant, and all 
data and analysis shall be submitted directly to the City, the County, and 
Trendwest. With this direct consulting relationship, the City will not need to hire 
independent consulting expertise to review the data. If the City proposes to 
· change consultants, the City shall first give Trendwest a reasonable opportunity to 
comment on the proposed change. Any dispute regarding consultants or fees shall 
be resolved by the Mediation and Dispute Resolution Agreement procedures. 

8.3 Each of the monitoring efforts descnoed in the Conditions of Approval shall be 
coordinated, to the maximum extent possible, with any monitoring efforts being 
conducted by Kittitas County as a condition ofits approval of the Trendwest 
~R, provided that the City shall retain all of its rights and responsiQilities to 
determine appropriate amount, type, and timing of mitigation measures related to 
the UGA Development, related to infrastructure improvements owned by or 
located within the jurisdictional limits of the City and related to services provided 
by the City. 

8.4 The City and Trendwest aclrn.owledge that the Trendwest UGA Development may 
impact certain public fu.cilities and services that are owned by public entities or 
jurisdictions other than the City (hereafter "Affected Public Entity" or "Entities"). 
Trendwest and the City shall coordinate with and, seek input from any Affected 
Public Entity to review the results of any monitoring that affects the Affected 
Public Entity's facilities or services prior to making any decisions based on that 
monitoring. Trend west and the City agree that they shall not modify any of the 
required mitigation or its timing from that identified in the Conditions of 
Approval with respect to public :facilities or public services owned by or provided 
by an Affected Public Entity without obtaining the consent of that public entity. 
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If such consent cannot be reasonably obtained, Trendwest and the City shall have 
the right to continue with review and approval ofthe Trendwest UGA 
Development, provided the mitigation measures are provided as specified in the 
Conditions of Approval. 

8.5 Any mitigation measure identified as necessary in the monitoring reports 
described in this Section shall be the responsibility ofTrendwest, as the master 
developer of the Trendwest UGA Property, unless the City has adequate 
assurances that any such additional mitigation is attributed to and can be 
adequately provided by an individual future plat for a future phase or subphase. 

9. Transfers of Obligations. 

9.1 Trendwest shall have the right to assign or transfer all or any portion of its 
interests, rights, obligations, or responsibilities under this Agreement to third 
parties acquiring an interest in all or any portion of the Trendwest UGA Property, 
subject to the requirements for City consent described in this section. 

9.2 Transfers Not Requiring City Consent. Trendwest may enter into a transfer 
agreement to transfer or assign all or any portion 9fTrendwest's interests, rights, 
obligations, and responsibilities under this Agreement and to release Trendwest 
from its obligation and responsi'bilities without obtaining written consent from the 
City if such transfer relates to the transfer of: 

9 .2.1 Any single family residential parcel conveyed to a purchaser; 

9 .2.2 Any single condominium, time-share, or :fractionally-owned unit conveyed 
to a purchaser; 

9 .2.3 Any property that has been established as a separate legal parcel, but only 
to the extent that Trendwest may transfer without City consent those 
obligations and responsibilities that can be fulfilled exclusively within the 
boundaries of, and by the .development upon, the parcel or parcels being 
transferred (the ''Parcel Obligations''). Parcel Obligations include, by way 
of illustration only and without limitation, such items as individual lot 
landscaping or buffering reqwrements, building setback, height ·or design 
requirements, wood-burning stove prohibitions, and such access and 
infrastructure improvements to be constructed solely within the boundaries 
of the parcel and intended to serve only the building( s) or uses located 
within that parcel As a condition of this type of transfer, Trendwest shall 
remain responsible for all, obligations and responsibilities pursuant to the 
Conditions of Approval and this Agreement other than the Parcel 
Obligations. 
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9 .3 Transfers Requiring City Consent. 

9.3.1 All other transfers of any of the rights, responsibilities, and obligations of 
Trend.west that propose to release Trendwest from its obligations and 
responsibilities pursuant to the Conditions of Approval and this 
Agreement shall not take effect unless and until Trendwest has obtained 
written consent from the City. The City's consent shall not be 
unreasonably withheld, conditioned, or delayed. 

9.3.2 Such proposed transfers may release Trendwest from obligations under the 
Conditions of Approval and this Agreement that pertain to that portion of 
the Trendwest UGA Property being transferred, provided that the 
transferee expressly assumes such obligations and responsibilities. 

9.3.3 To the extent any proposed transfer relates to mitigation measures 
designed to specifically benefit an Affected Public Entity, the City shall 
not give its consent to such transfer until it has first consulted with such 
Affected Public Entity regarding such transfer. 

9.3.4 A Notice of the proposed transfer agreement, including the provisions 
regarding assumption ofTrendwest's obligations, shall be provided to the 
City and any Affected Public Entity in the matter set forth in Subsection 
11.6 below at least sixty (60) days in advance of the proposed date of 
transfer. Failure of the City to respond within forty-five (45) days after 
the date the notice is received by the City shall be deemed to be the City's 
approval of the transfer in question. 

9 .3 .5 The City may refuse to give its consent to a transfer only if there is a 
material reason for such refusal, including without limitation, the 
transferee's failure to perform under a similar Development Agreement or 
Conditions of Approval or a failure to demonstra.te adequate financial 
capability to perform the obligations proposed to be transferred. 

9.3.6 The City shall be entitled to contract, at Trendwest's expense, with third 
parties to assist with a reasonable due diligence review of a proposed 
transfer agreement. City determinations shall be made by the City Council 
and are appea1able to Superior Court, consistent with other decisions of 
the City Council. 

10. Default and Termination 

10 .1 No party shall be in default under this Agreement unless it has failed to perform 
as required under this Agreement for a period of thirty (30) days after written 
notice of default from any other party. Each notice of default shall specify the 
nature of the alleged default and the manner in which the default may be cured 
satisfactorily. If the nature of the alleged defauh is such that it cannot be 
reasonably cured within the thirty(30) day period, then commencement of the 
cure within such time period and the diligentprosecution to completion of the 
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cure shall be deemed a cure. Any disputes regarding what constitutes a default or 
what is necessary to cure the default shall be subject to all of the provisions of the 
Mediation and Arbitration Agreement, Attachment 3 to the Conditions of 
Approval. · The provisions of this Subsection notwithstanding, the City shall retain 
the authority to require immediate cure of any default that the City determines 
constitutes an immediate threat to public health and safety. 

10.2 A party not in default under this Agreement shall have all rights and remedies 
provided by law or equity including, without limitation, damages, specific 
performance, or writs to compel performance or require action consistent with this 
Agreement. The City shall further have the right to withhold or withdraw 
development, construction and/or occupancy approvals for all or any portion of 
the Trendwest UGA Development as determined necessary by the City to ensure 
cure of the default. 

10.3 In recognition of the anticipated transfers of one or more parcels within the 
Trendwest UGA Property to other entities pursuant to the provisions for transfers 
of obligations described in Section 9, the parties agree to pursue relief for default 
as much as is feasible only against those portions of the Trendwest UGA Property 
and against only those parcel owners to which the default applies'. 

10.4 The City shall have no liability to any person or party for any damages, costs, or 
attorneys' fees under this Section so long as the City exercises reasonable and 
good faith judgment in seeking remedies against appropriate parties or portions of . 
the Trendwest UGA Property. 

10.5 Termination. 

10.5.1 Trendwest shall have the right, at its sole option, to elect to terminate this 
Agreement by giving the City six months' written notice of its intent to do 
so, provided such notice includes Trendwest' s commitment to abandon 
development of the Trendwest UGA Property pursuant to the Conditions 
of Approval and its commitment to pay the City for any post-termination 
obligations as described in_this Agreement or any oftlie other agreements 
referenced in Subsection 4.1.3. Any proposal to simply revise or to restart 
PMU Zoning review of the Trendwest UGA Property shall be processed 
as an amendment, rather than through termination. Termination shall talc:e 
effect six months after the City's receipt ofTrendw~st's notice of 
termination. Upon termination, the Conditions of Approval shall expire _ 
and be ofno further force and effect, and a notice of such expiration of the 
Conditions of Approval shall be recorded against all portions of the 
property upon which construction bas not already been completed. If 
termination occurs following annexation, the Trendwest UGA Property 
shall retain PMU Zoning in the City, but shall require a new PMU Zoning 
review and approval prior to any additional development on the Property. 
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10.5.2 The City shall have the right to Terminate this Agreement and to withdraw 
the Conditions of Approval only if the Trendwest UGA Property is not 
annexed to the City within one year, as may be tolled under Subsection 
1.1, from the Effective Date of this Agreement, or Trendwest defaults on 
its obligations pursuant to this Agreement, if the City follows the notice of 
default requirements in Subsection 10.1, and Trendwest fails to cure the 
default within the time periods specified in this Agreement. Provided, 
however, ifTrendwest has objected to the notice of default, this 
Agreement shall not be terminated by the City unless and until the Parties 
have completed the Dispute Resolution process descnbed in the Mediation 
and Arbitration Agreement, Attachment 3 to the Conditions of Approval. 
The City is entitled to withhold development, construction and/or 
occupancy approvals until the default issue is resolved. 

10.6 In the event this Agreement is terminated, Trendwest shall be obligated to 
reimburse the City for all its expenses reasonably incurred in an effort to restore 
the City to its pre-Trendwest fiscal condition, as are specified in this Agreement 
and the Water Supply System Project Development Agreement dated June 19, 
2001 (the "Post-Termination Obligations"). To the extent possible, the Parties 
agree to first rely on any cost reimbursement mechanisms, such as utility 
connection charges or latecomer's payments, as security for any Post-Termination 
Obligations. Trendwest's Post-Termination Obligations shall be either paid in 
cash to the City, or, if the obligations are to be incurred over time, may be secured 
through a set-aside account, a letter of credit or some other security in a form 
acceptable to the City. Any proposal to pay these obligations other th.an in cash 
upon termination must be agreed to by the City in writing, prior to the effective 
date of the termination. 

11. General Provisions 

11.1 PARTIES AND AUIBORITY. The signatories below to this Agreement represent that 
they have the full authority of their respective entities to commit to all of the 
terms oftlns Agreement, t_o perform the obligations hereunder and to execute the 
same. 

11.2 VOLUNTARY AGREEMENT. The Parties intend and acknowledge that this 
Agreement is a voluntary contract binding upon the Parties hereto, as well as their 
successors and assigns. The Parties recognize that the financial obligations 
undertaken by Trendwest are voluntary, and Trendwest acknowledges that it is 
fully aware that the City has relied on Trendwest's recitals and commitments 
contained in this Agreement in making the land use and development decisions 
contained in this Agreement, the Conditions of Approval, and the MSP Approval. 
Trendwest acknowledges that it is entering into this Agreement knowingly and 
voluntarily in consideration of the benefits to be derived therefrom. Trendwest 
further acknowledges that the mitigation measures required by the Conditions of 
Approval are reasonably related to the nature and degree of impacts from the 
UGA Development and the methods to calculate the mitigation measures are 
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correct and appropriate. Trendwest waives and disclaims for itself and its 
successors and assigns any right of claim for refund or modification of the 
mitigations, whether based on constitutional or statutory grounds, unless such are 
subsequently changed by agreement of the Parties pursuant to the provisions for 
monitoring and revised mitigation described in this Agreement. 

11.3 AMENDMENT. This Agreement shall only be amended in writing, signed by all 
Parties to this initial Agreement and only after approval by the Cle Elum City 
Council. 

11.4 O!HERAGREEMENTS. This document contains the entire agreement between the 
Parties wlih respect to the subject matter of_the Agreement. The Parties have 
previously executed other agreements concerning the Trendwest UGA 
Development, as listed in Recital 0. This Agreement is intended to be consistent 
with the terms of such other agreements, but to the extent of any conflict with 
those other agreements, the terms of this Agreement shall control. Further, the 
Parties have previously executed agreements related to water and sewer service. 
As provided in Subsections 3.5.4 and 4.1.3, above, those agreements remain in 
full force and effect. 

11.5 UNCONTROLLABLE CIRCUMSTANCES. Neither Party shall be deemed to be in 
default where delays in performance or failures to perform are due to war, 
insurrection, strikes or other labor disturbances, walk-outs, riots, floods, 
earthquakes, fires, casualties, acts of God, or other restrictions or bases for 
excused performance which is not within the reasonable control of the Party to be 
excused, provided that any such cause that excuses one Party from performing its 
obligations pursuant to this Agreement shall similarly be cause for the other Party 
to not perform its corresponding obligations pursuant to this Agreement. 

11.6 CoRRESPONDENCE AND NOTICE. All notices or communications required by the 
Conditions of Approval or this Agreement must be in writing, and may either be 
delivered personally, or by certified ma.a or express delivery service, return 
receipt requested. Such notices or communications shall be deemed to be 
received upon the delivery date indicated on the return receipt. Any Party may, 
by giving ten (10) days' written notice to the other Party, designate any other 
address to substitute for the address contained in this Agreement, either for a 
particular duration or permanently . . Such notices and communications shall be 
given to the Parties at their addresses set forth below: 

To the City: 

City of Cle Elum 
119 W. 1st Street 
Cle Elum, WA 98922 

with a copy to: 
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Erin L. Anderson 
Cone, Gilreath, Ellis, Cole & 

Anderson 
P.O. Box499 
Ellensburg, WA. 98926 



To Trendwest: 

Trendwest Properties, Inc. with a copy to: 
P.O. Box887 
109 S. lst Street 
Roslyn, WA 98941 

Trendwest Investments, Inc; with a copy to: 
P.O. Box887 
109 S. 1st Street 
Roslyn, WA 98941 

11.7 APPLICABLE LAW AND VENUE. 

Richard M. Peterson 
Hillis Clark Martin & Peterson 
1221 Second Avenue, Suite 500 
Seattle, WA 98101-1090 

Richard M. Peterson 
Hillis Clark Martin & Peterson 
1221 Second Avenue, Suite 500 
Seattle, WA 98101-1090 

11.7.1 This Agreement is entered into under the laws of the State of Washington, 
and the Parties intend that Washington law shall apply to interpretation of 
this Agreement. 

11.7.2 Venue and jurisdiction to enforce all obligations under thisAgreement 
shall lie in the Kittitas County Superior Court. 

11.8 SEVERABILITY. 

11.8.1 If any term or provision of this Agreement; or its applicability to a 
particular situation, is found to be invalid, void or unenforceable by a 
court of competent jurisdiction, and if such cause of action was brought by 
someone who was not a party to this Agreement, then the remaining 
provisions of this Agreement or its applications to other situations shall 
continue in full force and effect. Provided, however, if the provision 
found invalid, void or unenforceable is a material provision of this 
Agreement, necessary to accomplish its purpose and intent, this 
Agreement shall be terminated, ·unless the Parties negotiate and execute an 
amendment to this Agreement that addresses the material invalid, void or 
unenforceable provision in a manner that responds to the Court's decision 
and is consistent with the intent of this Agreement. The Parties agree to 
negotiate m good faith to agree on such amendment. 

11.8.2 If the action which results in a court finding any provision of this 
Agreement to be invalid, void or unenforceable is brought by Trend.west 
or its· successors or assigns, then this Agreement shall be deemed to be 
terminated and the termination provisions of Section 10, including the 
Post-Termination obligations, shall apply. 
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11.9 No THIRD PARTY BENEFICIARY. Except as expressly provided for and limited in 
Subsection 8.11 regarding Affected Public Entities, nothing in this Agreement is 
intended to create any third party beneficiary relationships. 

11.10 No J0INTVEN1URE. Nothing in this Agreement is intended to create any type of 
joint venture relationship between the Parties as to the Trendwest UGA Property 
or its development. 

11.11 ATIORNEYS FEES AND COSTS. In any judicial action to enforce or determine a 
party's rights under this Agreement, the prevailing party ( or the substantially 
prevailing party, if no one party prevails entirely) shall be entitled to reasonable 
attorneys' fees and costs, including fees and costs incurred in the appeal of any 
ruling of a lower court. 

11.12 MurtJAL DRAFTING AND CONSTRUCTION. The Parties agree that both Parties 
participated fully in the negotiation and drafting of this Agreement and the rules 
·of construction of ambiguities against the drafter shall not apply to either Party. 

11.13 BlNDING ON SUCCESSORS AND RECORDING. This Agreement shall run with the 
land and be binding upon and inure to the benefit of the Parties, their respective . 
heirs, successors and assigns, subject to the provisions for transfers of obligations 
described in Section 9 above. A memorandum of this Agreement shall be 
recorded by Trendwest against the real property descn"bed in ATIACHMENT A 
with the Kittitas County Auditor. A complete copy of this Agreement shall be 
kept at Cle Elum City Hall and made available to anyone requesting review or a 
copy. 

11.14 COVENANTS NOT INCONSISTENT WITH CONDIDONS OF APPROVAL AND 1lilS 

AGREEMENT. Trendwest shall have the right to record such additional covenants, 
conditions and restrictions ("CC&R's") against all or any portion of the 
Trendwest UGA Property, provided that those CC&R's are not inconsistent with 
the requirements of the Conditions of Approval and this Agreement. At least 
sixty (60) days prior to recording any such CC&R's, Trendwest shall provide the 
City Attorney with a copy of the CC&R's proposed to be recorded for the City 
Attorney to review for consistency with the Conditions of Approval and this 
Agreement. The City Attorney shall review the CC&R's and provide Trendwest 
with any objections, in writing, within thirty (30) days after receipt of the 
CC&R's. The CC&R's shall not be recorded by Trendwest until after receipt of 
the City Attorney's approval. The proposed CC&R's shall not require any public 
review or comment prior to recording. Any disputes regarding consistency 
between Trendwest and the City Attorney shall be subject to the provisions of the 
Mediation and Arbitration Agreement described in Section 3 and Attachment 3 to 
the Conditions of Approval. 

11.15 SECURITY FOR PERFORMANCE. When the City deems reasonably necessary, 
Trendwestshall provide to the City reasonable and adequate security or financial 
assurances that Trendwest, or its successors and assigns, can and will perform all 
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ofTrendwest's obligations pursuant to this Agreement that are to be ful:filled after 
the City bas taken a permitting action or issued an approval including, by way of 
illustration only, obligations to construct improvements, pay mitigation, or fulfill 
post-tennination obligations. Such financial assurances may include, by way of 
illustration only, adopted reimbursement mechanisms, bonds, letters of credit, set­
aside bank accounts or other comparable :financial assets. If Trend west does not 
or cannot provide financial assurances to the City as provided by this Section 
without need to resort to litigation or other extraordinary enforcement obligations, 
then the Parties agree, as provided for in Section 7.8 of the Preannexation 
Agreement dated July 26, 2000, that the City may record a Notice of Lien Claim 
against such part of the Trendwest UGA Property as is still owned by Trendwest. 
Any dispute regarding the need for financial security or any ongoing lien shall be 
subject to the provisions of the Mediation and Arbitration Agreement. The lien 
shall encumber such part of the Trend.west UGA Property as is still owned by 
Trendwest until paid and may be foreclosed upon in accordance with the general 

· lien foreclosure laws then in effect in the State of Washington. The foreclosure 
amount shall include the .cost of filing the lien, attorney's fees, and such other fees 
and costs as may be necessary to enforce the lien and collect the amount due. 

11.16 INDEMNIFICATION. 

11.16.1 

11.16.2 

General Indemnification. Each party shall protect, defend, 
indemnify and hold harmless the other party and their officers, 
agents, and employees, or any of them, from and against any and 
all claims, actions, suits, liability, loss, costs, expenses, and 
damages of any nature whatsoever ("claims"), which are caused by 
or result from any negligent act or omission of the party's own 
officers, agents, and employees in performing obligations pursuant 
to this Agreement. In the event that any suit based upon such a 
claim is brought against a party, the party whose negligent action 
or omissions gave rise to the claim shall defend the other party at 
the indemnifying party's sole cost and expense, provided that each 
party shall retain the right to select its own counsel for such 
defense. If final judgment.be rendered against the other party and 
its officers, agents, and employees, the party whose actions or 
omissions gave rise to the claim shall satisfy the same. . lil the 
event of concurrent negligence, each party shall indemnify and 
hold the other party harmless only to the extent of that party's 
negligence. The indemnification to the City hereunder shall be for 
the benefit of the City as an entity, and not for members of the 
general public. 

Additional Indemnification. If any person brings suit or 
counterclaim against the City challenging the provisions of or the 
City's authority to enter into this Agreement and/or seeking 
recovery of any monies paid pursuant to this Agreement, then 
Trendwest agrees to indemnify, defend and hold the City harmless 
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from any judgment and shall pay for the City's (and its officers', 
agents', employees', and contractors') costs of suit, pre-or post­
judgment interest, consequential damages, and reasonable 
attorneys' fees, expert witness fees, staff time, consultants' fees, 
and all other directly related out-of-pocket expenses, and 
reimbursement of any monies paid pursuant to this Agreement. 
The City shall retain the right to select its own counsel. It is 
further specifically and expressly understood that the 
indemnification provided herein constitutes each party's waiver of 
immunity, as between themselves, under Industrial Insurance, Title 
51 RCW, solely for the p-yrposes of this indemnification. This 
waiver has been mutually negotiated by the Parties. The 
provisions of this indemnification shall survive the expiration or 
termination of this Agreement. 

1 I .17 CONFLICTS. In the event of any conflict between the provisions of the Conditions 
of Approval and this Agreement, the provisions of the Conditions of Approval 
shall control over this Agreement. 

11.18 This Agreement may be executed in counterparts. 
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Dated as of the day and year first above written. 

CITY OF CLE ELUM 

By -4t, 'i._J.c 
Gary Berndt 
Mayor 

Date: l ol / I 0'2..,..-
I I 

Approved as to form: 

~~ 
Erin Anderson 
City Attorney 

TRENDWEST PROPERTIES, INC. 

George C. ockill, Project Dir 

Date: 11¥ 
TRENDWEST INVESTMENTS, INC. 

Witnesseth: 

Cle Elum City Clerk 
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ATTACHMENT A 

ATTACHMENTB 

ATIACHMENT C 

ATIACHMENTD 

ATTACHMENTS 

Description ofTr_endwest UGA Property 

Conditions of Approval 

City of Cle Elum/Town of South Cle Elum Water Supply System 
Improvements Project: Permits and Approval Required 

City of Cle Elum.Regional Wastewater Facilities Project: Permits 
and Approvals Required 
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ATTACHMENT A 

LEGAL DESCRIPTION FOR TRENDWEST PROPERTIES 



Swiftwater 
Job No. 998-020-002-2000 
August 23, 2002 

EXHIBIT "A" 

LEGAL DESCRIPTION 
FOR TRENDWEST PROPERTIES 

Those portions of Sections 21, 28, 29, 30, 31, 32 and 33, all in Township 20 North, Range 15 
East, W.M., Kittitas County, Washington, being more particularly described as follows: 

Parcel B3 as described and/or delineated on that certain Survey as recorded May 19, 1999, in 
Book 24 of Surveys, Pages 73 and 74, under Auditor's File No. 199905190001, records of 
Kittitas County, Washington; being a portion of the Southwest Quarter of Section 21, Township 
20 North, Range 15 East, W.M., in the County of Kittitas, State of Washington; 

TOGETHER WITH Lots IA. 3A and 4A as described and/or delineated on the face of that 
certain Survey recorded May 23, 1995 under Auditor's File No. 581722_and filed in Book 21 of 
Surveys, Pages 14, 15 and 16, Records of Kittitas County, State of Washington; being portions of 
Section 28, Township 20 North, Range 15 East, W.M., Kittitas County, State of Washington; 

ALSO TOGETHER WITH Lots lB, 2B, 3B and 4B as described and/or delineated on the face of 
that certain Survey recorded May 23, 1995 under Auditor's File No. 581721 and filed in Book 21 
of Surveys, Pages 12 and 13, Records of Kittitas County, State of Washington; being portions of 
Section 29, Township 20 North, Range 15 East, W.M., Kittitas County, State of Washington; 

ALSO TOGETHER WITH Lots IF and IE as described and/or delineated on the face of that 
certain Survey recorded May 23, 1995 under Auditor's File No. 581720 and filed in Book 21 of 
Surveys, Pages 10 and 11, and as amended by that certain Amended Survey recorded October 11, 
1996 under auditor's File No. 199610110005 and filed in Book 22 of Surveys, Pages 96 and 97, 
Records of Kittitas County, State of Washington; being a portion of the southeast quarter of 
Section 30, Township 20 North, Range 15 East, W.M., Kittitas County, State of Washington; 

ALSO TOGETHER WITH Lots 3 and 4, as described and/or delineated on the face of that certain 
Survey-recorded June 13, 1995 under Auditor's File No. 582256 and filed in Book 21 of Surveys, 
Pages 46 and 47, Records of Kittitas County, State of Washington; being a portion of the 
northeast quarter of Section 31, Township 20 North, Range 15 East, W.M., Kittitas County, State 
of Washington; 

ALSO TOGETHER WITH Lots 3A and 4A. as described and/or delineated on the face of that 
certain Survey recorded February 21, 1997, under Auditor's File No. 199702210003 and filed in 



Book 22 of Surveys, Page 178, Records of Kittitas County, State of Washington; being a portion 
of the Northeast Quarter of Section 32, Township 20 North, Range 15 East, W.M., Kittitas 
County, State of Washington; 

ALSO TOGETHER WITH Lots lC and 2A as described and/or delineated on that certain Survey 
as recorded February 26, 2002, in Book 27 of Surveys, Page 91, under Auditor's File No. 
200202260030, records of Kittitas County, Washington; being a portion of the Northwest Quarter 
of Section 32, Township 20 North, Range 15 East, W.M., in the County of Kittitas, State of 
Washington; · 

ALSO TOGETHER WITH that portion of Lot 2A, as described and/or delineated on that certain 
Survey as recorded February 26, 2002, in Book 27 of Surveys, Page 91, under Auditor's File No. 
200202260030, records of Kittitas County, Washington; lying within the Southwest Quarter of 
the Northwest Quarter of Section 32, Township 20 North, Range 15 East, W.M., lying 
Southwesterly of the area deeded to the State of Washington for a channel change as recorded 
under Auditor's File No. 205609, in the County of Kittitas, State of Washington; 

ALSO TOGETHER WITH Lot IA, as described and/or delineated on that certain Survey as 
recorded February 21, 1997, in Book 22 of Surveys, Page 177, under Auditor's File No. 
199702210002, records of Kittitas County, Washington; being that portion of the Northwest 
Quarter of the Northwest Quarter of Section 33, Township 20 North, Range 15 East, W.M., lying 
Northwesterly of the Northwesterly line of Primary State Highway No. 2 (I-90), in the County of 
Kittitas, State of Washington. 

ALSO TOGETHER WITH Lot 1 as described and/or delineated on the face of that certain Survey 
recorded May 23, 1995 under Auditor's File No. 581718 and filed in Book 21 of Surveys, Pages 
6 and 7, Records of Kittitas County, State of Washington; being a portion of the Northwest 
Quarter of Section 27, Township 20 North, Range 15 East, W.M., Kittitas County, State of 
Washington; 

ALSO TOGETHER WITH Lot 2A-2 of that certain Survey as recorded August 13, 1998, in Book 
23 of Surveys, Page 187, under Auditor's File No. 199808130020, Records ofKiittitas County, 
Washington, being a portion of Northeast Quarter of Section 29, Township 20 North, Range 15 
East, W .M., in the County of Kittitas, State of Washington; 

EXCEPTING therefrom the following: 

A parcel ofland lying in the Northeast Quarter of Section 28, Township 20 North, Range 15 East, 
W.M., County of Kittitas, State ofWashington; more particularly described as follows: 

COMMENCING at the Northeast comer of said Section 28; 

THENCE South 0°35'53" West, 1.107.94 feet, along the East line of said Section 28 to the 
Southwesterly Right of Way State Route 903; 



THENCE North 61 °39'20" West along said Right of Way, 339.18 feet to the Point of Beginning 
of this description; 

Thence South 28°20'40" West, 699.06 feet to the beginning of a horizontal curve, whose radius 
point bears North 61 °39'20" West, .200.00 feet; 

THENCE Southwesterly along the arc of a said curve through a central angle of 89°59'08", 
314.11 feet; 

THENCE North 61 °40' 12" West, 446.80 feet, to a concrete monument with a brass cap stamped 
"PSPL PROP COR"; 

THENCE North 73°08'36" East, 400.02 feet, to a concrete monument with a brass cap stamped 
"PSPL PROP COR"; 

THENCE North 16°51 '23" West, 650.07 feet, to a concrete monument with a brass cap stamped 
"PSPL PROP COR"; 

THENCE North 73°08'44" East, 221.64 feet, TO THE Southwesterly Right of Way of State 
Route 903, said point being South7308'44" West, 1.24 feet of a concrete monument with a brass 
cap stamped "PSPL PROP COR"; 

THENCE South 61 °39'20" East, 670.00 feet along said Right of Way to the Point of Beginning 
and the terminus of this description. 

f. \engr\esm-jobs\998\020\documents\998020-1.doc 



EXHIBIT 
TO ACCOMPANY LEGAL DESCRIPTION FOR TRENDWEST PROPERTIES 
A PORTION OF SECTIONS 21, 28, 29, 30, 31, 32 AND 33 
TWP. 20 N., RGE. 15 E., W.M., 
KITIITAS COUNTY, WASHINGTON 

SCALE : 1" = 2500' 
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Swiftwater 
Job No. 998-020-002-2000 
August 23, 2002 

EXHIBIT "A" 

LEGAL DESCRIPTION 
FOR TRENDWEST PROPERTIES 

Those portions of Sections 21, 28, 29, 30, 31; 32 and 33, all in Township 20 North, Range 15 
East, W.M., Kittitas County, Washington. being more particularly described as follows: 

Parcel B3 as described and/or delineated on that certain Survey as recorded May 19, 1999, in 
Book 24 of Surveys, Pages 73 and 74, under Auditor's File No. 199905190001, records of 
Kittitas County, Washington; being a portion of the Southwest Quarter of Section 21, Township 
20 North, Range 15 East, W.M., in the County of Kittitas, State of Washington; 

TOGETHER WITH Lots IA, 3A and 4A as described and/or delineated on the face of that 
certain Survey recorded May 23, 1995 under Auditor's File No. 581722_and filed in Book 21 of 
Surveys, Pages 14, 15 and 16, Records of Kittitas County, State of Washington; being portions of 
Section 28, Township 20 North, Range 15 East, W.M., Kittitas County, State of Washington; 

ALSO TOGETHER WITH Lots lB, 2B, 3B and 48 as described and/or delineated on the face of 
that certain Survey recorded May 23, 1995 under Auditor's File No. 581721 and filed in Book 21 
of Surveys, Pages 12 and 13, Records of Kittitas County, State of Washington; being portions of 
Section 29, Township 20 North, Range 15 East, W.M., Kittitas County, State of Washington; 

ALSO TOGETHER WITH Lots IF and IE as described and/or delineated on the face of that 
certain Survey recorded May 23, 1995 under Auditor's File No. 581720 and filed in Book 21 of 
Surveys, Pages 10 and 11, and as amended by that certain Amended Survey recorded October 11, 
1996 under auditor's File No. 199610110005 and filed in Book 22 of Surveys, Pages 96 and 97, 
Records of Kittitas County, State of Washington; being a portion of the southeast quarter of 
Section 30, Township 20 North, Range 15 East, W.M., Kittitas County, State of Washington; 

ALSO TOGETHER WITH Lots 3 and 4, as described and/or delineated on the face of that certain 
Survey-recorded June 13, 1995 under Auditor's File No. 582256 and filed in Book 21 of Surveys, 
Pages 46 and 47, Records of Kittitas County, State of Washington; being a portion of the 
northeast quarter of Section 31, Township 20 North, Range 15 East, W.M., Kittitas County, State 
of Washington; 

ALSO TOGETHER WITH Lots 3A and 4A, as described and/or delineated on the face of that 
certain Survey recorded February 21, 1997, under Auditor's File No. 199702210003 and filed in 
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Book 22 of Surveys, Page 178, Records of Kittitas County, State of Washington; being a portion 
of the Northeast Quarter of Section 32, Township 20 North, Range 15 East, W.M., Kittitas 
County, State of Washington; 

ALSO TOGETHER WITH Lots lC and 2A as described and/or delineated on that certain Survey 
as recorded February 26, 2002, in Book 27 of Surveys, Page 91, under Auditor's File No. 
200202260030, records of Kittitas County, Washington; being a portion of the Northwest Quarter 
of Section 32, Township 20 North, Range 15 East, W.M., in the County of Kittitas, State of 
Washington; · 

ALSO TOGETHER WITH that portion of Lot 2A, as described and/or delineated on that certain 
Survey as recorded February 26, 2002, in Book 27 of Surveys, Page 91, under Auditor's File No. 
200202260030, records of Kittitas County, Washington; lying within the Southwest Quarter of 
the Northwest Quarter of Section 32, Township 20 North, Range 15 East, W.M., lying 
Southwesterly of the area deeded to the State of Washington for a channel change as recorded 
under Auditor's File No. 205609, in the County of Kittitas, State ofWashington; 

ALSO TOGETHER WITH Lot IA, as described and/or delineated on that certain Survey as 
recorded February 21, 1997, in Book 22 of Surveys, Page 177, under Auditor's File No. 
199702210002, records of Kittitas County, Washington; being that portion of the Northwest 
Quarter of the Northwest Quarter of Section 33, Township 20 North, Range 15 East, W.M., lying 
Northwesterly of the Northwesterly line of Primary State Highway No. 2 (I-90), in the County of 
Kittitas, State of Washington. 

ALSO TOGETHER WITH Lot 1 as described and/or delineated on the face of that certain Survey 
recorded May 23, 1995 under Auditor's File No. 581718 and filed in Book 21 of Surveys, Pages 
6 and 7, Records of Kittitas County, State of Washington; being a portion of the Northwest 
Quarter of Section 27, Township 20 North, Range 15 East, W.M., I<,ittitas County, State of 
Washington; 

ALSO TOGETHER WITH Lot 2A-2 of that certain Survey as recorded August 13, 1998, in Book 
23 of Surveys, Page 187, under Auditor's File No. 199808130020, Records ofKiittitas County, 
Washington, being a portion of Northeast Quarter of Section 29, Township 20 North, Range 15 
East, W.M., in the County of Kittitas, State of Washington; 

EXCEPTING therefrom the following: 

A parcel of land lying in the Northeast Quarter of Section 28, Township 20 North, Range 15 East, 
W.M., County of Kittitas, State of Washington; more particularly described as follows: 

COMMENCING at the Northeast comer of said Section 28; 

THENCE South 0°35'53" West, 1.107.94 feet, along the East line of said Section 28 to the 
Southwesterly Right of Way State Route 903; 



THENCE North 61 °39'20" West along said Right of Way, 339.18 feet to the Point of Beginning 
of this description; 

Thence South 28°20'40" West, 699.06 feet to the beginning of a horizontal curve, whose radius 
point bears North 61°39'20" West, 200.00 feet; 

THENCE Southwesterly along the arc of a said curve through a central angle of 89°59'08", 
314 .11 feet; 

THENCE North 61 °40' 12" West, 446.80 feet, to a concrete monument with a brass cap stamped 
"PSPL PROP COR"; 

THENCE North 73°08'36" East, 400.02 feet, to a concrete monument with a brass cap stamped 
"PSPL PROP COR"; . 

THENCE North 16°51 '23" West, 650.07 feet, to a concrete monument with a brass cap stamped 
"PSPL PROP COR"; 

THENCE North 73°08'44" East, 221.64 feet, TO THE Southwesterly Right of Way of State 
Route 903, said point being South 7308'44" West, 1.24 feet of a concrete monument with a brass 
cap stamped "PSPL PROP COR"; 

THENCE South 61 °39'20" East, 670.00 feet along said Right of Way to the Point of Beginning 
and the terminus of this description. 
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EXHIBIT 
TO ACCOMPANY LEGAL DESCRIPTION FOR TRENDWEST PROPERTIES 
A PORTION OF SECTIONS 21, 28, 29, 30, 31, 32 AND 33 
1WP. 20 N., RGE. 15 E., W.M., 
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CONDITIONS OF APPROVAL, CLE ELUM UGA 
TRENDWEST MASTER SITE PLAN 

October 8, 2002 

LAND USES GENERALLY 

1. Land uses shall be the types, densities and amounts (or within the ranges) as 
shown on the Approved Master Site Plan (Attachment 1) and the following Land Use Summary 
Table. The maximum number of residential units shall not exceed 1334 plus the 50 Affordable 
Housing units described in Condition 19, although the number ofresidential units within each 
parcel may vary within the ranges indicated. _Single family development on Parcels P-1, P-2, P-
3, P-4, S-1 and S-2 shall have a total minimum average density of 4 dwelling units per net acre. 
The average density for multifamily residential development in Parcels B, J, and M shall be a 
minimum of 8 dwelling units per net acre. While the number of residential units and commercial 
square footage may vary within the range indicated, the residential minimum densities shall be 
maintained for the project as a whole and the overall master planned development shall mamtain 
approximately a 60 percent to 40. percent split between single family and multifamily residential 
development as a means of protecting the overall mix of uses proposed in this development. The 
total number of single family or multi-family units may vary plus or minus 10 percent from the 
numbers shown in the Land Use Summary Table, provided the total number of residential units 
shall not exceed the maximum as specified in this Condition. 
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LAND USE SUMMARY 

RESIDENTIAL USES 

Single Family Residential 
Multi-Family Residential 
Low Income Housing 

Subtotal 

NON-RESIDENTIAL USES: Trendwest Facilities 

Neighborhood Oubhouse & Lake 
Recreation Expansion 

Subtotal 

OTHER USES 

Community Recreation Center 
SchOQJ Expansion 
Cemetery Expansion 
Business Park 
Water Treatment Plant 
Reserve 

Subtotal 

OPEN SPACE 

Undeveloped Open Space 
Buffers / Steep Slope Areas 
Powerline R.O.W. 
Residential Buffers 

Subtotal 

TOTAL 

AREA 
(Acres) 

165 
56 

7.5 

228.5 (20.8%) 

18 

10.5 

28.5 (2.6%) 

12 
35 
10 
75 
12 

175 

319 (29.0%) 

246 
172 
37 
69 

524 (47.6%) 

1100 (100%) 

QUANTITY1 

PROPOSED 

810 units 
524 units 

502 

1334 units+ 
50 low-income 

950,000 SF 

1334 Units 

+50 low income 

1 The actual number of individual residential wiit types may vary+ or - 10 percent, provided the total number of 
residential units may not exceed the maximum 1334 permitted without amendment. 
2 The 50 low-income housing units are described in Condition 19 and do not cowit towards the developer limit of 
1,334. 
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2. Location of uses shall generally be as shown on Attachment 1, provided that the 
application can propose some adjustment to the exact boundaries with the Master Plat 
application as defined in the Development Agreement and provided further that modifications 
may be reviewed and processed consistent with the requirements of the Development Agreement 
for major and minor modifications. 

DEVELOPMENT STANDARDS 

3. · Except as expressly provided for in the approved Development Standards for the 
Cle Elum UGATrendwest Master Site Plan dated May 2002, attached to these Conditions of 
Approval as Attachment 2, the UGA development shall be subject to all other requirements of 
CEMC Titles 15, 16, 17 and 18 in effect on the date ofapprovalofthe Development Agreement, 
as provided in Section 1.2 of the Development Agreem~nt. 

4. The Development Standards in Attachment 2 shall govern all aspects of 
development in the UGA addressed in those standards. 

5. With regard to the business park, _at the time of road des~ Developer shall 
identify the proposed acces~ points into the business park. At that time, Developer shall also 
change the continuous left turn lane shown on standard detail R-8 to a median strip with left turn 
pockets at the identified access points to the business park, or an alternative design approved by 
the City. 

6. Developer shall provide an internal buffer between residential and business park 
parcels sufficient to provide a 75 percent screen after 5 years of growth, including supplemental 
vegetation, if needed, to accomplish the screening. 

7. With regard to public uses included in the Master Site Plan (the school expansion, 
the water treatment plant, and the community center), use limitations will be in accordance with 
Condition 1, above. The maximum lot coverage for those uses shall be 35 percent (buildings and 
structures). A minimum of20 percent of the sites of those uses shall be landscaped. Structures 
on the sites of those uses shill be set back IO feet from property lines generally, 50 feet from 
property lines abutting SR 903, and 100 feet from property lines along Bullfrog Road. Structures 
in those use areas shall be limited to 3 5 feet in height. 

8. Developer shall retain all responsibility for water quality and noxious weed 
management in the proposed lake. 

9. Developer shall submit the proposed CC&R' s to the City Attorney at least 60 
days prior to such recording, to review for the purpose of ensuring consistency between the 
proposed CC&R's and these Conditions of Approval and to review for matters that may affect 
public ownership or public interests. The CC&R's shall not be recorded until they have been 
reviewed by the City Attorney, which review shall be completed within 30 days of submittal. 
Any objections based on inconsistency with these Conditions of Approval or any conflict with 
public ownership or public interest on the site shall be resolved pursuant to the Mediation and 
Arbitration Agreement dated December 7, 1999, a copy of which is attached as Attachment 3. 
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10. Bonding. The Development Standards, Attachment 2, address the options and 
requirements for bonding final plat improvements. 

11. The Site and Design Review process described in CEMC 17. 76 shall be used to 
assess compliance of individual development proposals that are subject to Site and Design 
Review with the terms and Conditions of this Master Site Plan Approval. 

PHASING 

12. The UGA may be developed in phases, provided: 

A. Each phase shall have all infrastructure and other on-site and/or off-site 
mitigation in place at the time of certificate of occupancy or final inspection if the use 
does not require a certificate of occupancy ( or earlier) sufficient to provide access, 
utilities and public facilities and services consistent with the LOS standards identified in 
these Conditions. 

B. Phased infrastructure shall be designed and constructed to meet City 
engineering requirements for dead end streets and looped water lines. 

C. No final plats except for the Master Plat, as defined in Section 5 of the 
Development Agreement, shall be approved without Department of Ecology water rights 
transfer decisions, and no building permits shall be granted without proof of water 
availability consistent with the requirements ofRCW 19.27.097. While Developer may 
elect to transfer its water rights to the City in phases, consistent with UGA demand 
during buildout, no amount of residential or business park construction shall be 
authorized by this Master Site Plan Approval for which Developer has not obtained 
sufficient water rights transfer approvals from the Department of Ecology and the Kittitas 
County Conservancy Board. If Developer does not transfer water rights to the City 
sufficient to handle the expected water use for the entire development approved by these 
Conditions at the time .of final Master Plat Approval, then the City may, at its option, 
impose reasonable additional phasing conditions on the final Master PJatApproval that 
the City can demonstrate are appropriate to ensure logical progression of the UGA 
development based on projected costs to maintain public infrastructure over the long 
term, should the UGA development not be completed. 

D. Any mitigation measures identified as necessary in the monitoring 
required by these Conditions of Approval shall be the responsibility ofTrendwest, as the 
master developer, unless the City has adequate assurances that any such additional 
mitigation is attributed to and can be adequately provided by an individual future plat for 
a future phase or subphase, or as provided in the Transfers of Obligation section of the 
Development Agreement. 

E. The Business Park may be developed in phases, provided a minimum of 
37.5 acres shall be identified in the first phase and an additional 37.5 acres shall be 
reserved for subsequent development unless or until Developer demonstrates there is 
insufficient market demand for this subsequent phase and obtains a modification pursuant 
to the Planned Mixed Use Ordinance. 
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F. Each phase of development shall make provision for maintaining the 
average minimum residential 4ensities, and each plat application shall include an overall 
density analysis that identifies the density of the proposed plat, a listing of the density and 
acreage of elements already platted or constructed and a discussion of the density 
requirements for future development that would be required to maintain the average 
minimum residential density. 

RESIDENTIAL USES 

.13. As shown on Attachment 1, residential uses shall be permitted in Parcels B, J, M, 
P-1 through P-4, S-1 and S-2. 

14. Uses permitted in these parcels shall be all of those uses permitted in the zones 
indicated in the following table, with the exceptions noted: 

Conditional Uses Code 
Parcel Permitted Uses (Requires CUP pursuant to References CEMC 17.80) 

P-1 • Single-Family Dwelling • Bed and Breakfast CEMC 17.16 

P-2 • Accessory Buildings • Guesthouse 

• Accessory. Dwelling Units When accessory to the P-3 • Adult Family Home & Group Home permanent residence of the 
P-4 • Home Occupation operator, as permitted by 

• Family Day Care CEMC 17, 16. 030 S-1 

S-2 
All as defined by CEMC 17.08 & as 

permitted by CEMC 17.16.010. 

• Parks and Playgrounds 

Subject to Site & Design review as permitted 
in CEMC 17.16. 020. 

B • Multiple Unit Dwellings None CEMC 17.20 

J • Townhouses 
• Parks and Playgrounds 

M • Accessory buildings 

As defined by CEMC 17.08 and permitted by 
CEMC 17.20.010 

15. Lot and other development standards for the individual residential uses are 
specified in Attachment 2. If a specific standard is not listed in that attachment, the standards of 
Chapter 17.16 Residential District shall apply to single family development in Parcels P-1, P-2, 
P-3, P-4, S-1 and S-2, and the standards of Chapter 17.20 Multi-family District shall apply to 
development on Parcels B, J and M. In addition , if not otherwise specified in Attachment 2, the 
relevant standards of Chapter 17.04 General Provisions, 17.56 Off street parking and loading, 
17.64 Landscaping, and 17.76 Site and design review shall apply. 
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16. In general, all streets and alleys in the UGA shall be public. No gates, walls or 
other access restrictions on these public streets and alleys shall be permitted, provided that 
nothing in this Condition shall be interpreted to proln"bit construction of a complex of residential 
units on a single legal lot, such as an apartment complex, with private drives, parking, 
circulation, recreational facilities, or other amenities available only to the residents of that 
particular residential development and provided further that, the City may approve some private 
streets or access restrictions it deems appropriate for senior residential housing that do not 
interfere with the overall subarea pJan objective to create a single, integrated community. 
Emergency service providers including the Kittitas County Sheri:ff s Office, the Cle Elum­
Roslyn-So. Cle Elum Police Department, the City of Cle Elum Public Works Director, 
ambulance service providers and the Office of the City Clerk shall be provided with access to the 
gates or security devices through uniform key pad access, lock box, master key or other similar 
method to allow rapid access through the device. 

BUSINESS/OFFICE PARK USES 

17. As shown on Attachment 1, commercial and light industrial uses shall be 
permitted in the area identified as Business Patk. Commercial and light industrial uses shall be 
limited to a maximum of950,000 gross square feet on approximately 75 acres, and shall be 
limited to the uses permitted in CEMC 17.34 BP zone and CEMC 17.36 I zone, provided that the 
uses listed in CEMC 17.45.050 (B) and (C) shall not be permitted. A maximum of 100 
temporary RV sites shall be permitted in a portion of the Business Park parcel, subject to the 
requirements in Condition 23. 

18. Development standards for the individual business park uses are specified in 
Attachment 2. If a specific standard is not listed in Attachment 2, the standards of Chapter 17 .34 
Business Park District shall apply. Building design shall be subject to the provisions of the 
design standards established in Attachment 2 for the Business Park area. 

AFFORDABLE HOUSING 'MITIGATION 

19. Developer shall convey to the City of Cle Elum or other public or non-profit 
entity approved by the City, 7 .5 useable acres to develop a minimum of 50 for sale and/or for 
rent units of housing that are affordable to households earning less than 60 percent of the median 
income for Kittitas County. These 50 housing units shall not count towards the 1334 unit cap in 
the UGA approval. 

A Acreage shall all be useable for housing construction (not steep slopes, 
wetlands, etc), and the City shall approve the feasibility of the location for constructing 
the required minimum number of units before this Condition is deemed satisfied. 

B: Preferably the total 7.5 a,cres should be in more than a single parcel, to 
help disperse the affordable housing units. 

C. Developer shall also be responsible for construction of access, water and 
sewer, consistent with the Development Standards, up to the parcel boundary(ies), as 
with every other parcel in the Master Plat. 
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D. If the property is conveyed to the City, the City will issue an RFQ/RFP for 
potential owner/developers of the affordable housing, soliciting proposals from entities 
such as the Kittitas County Action Council, Habitat for Humanity, Northwest Housing 
and others. Trendwest, at its option, can participate in the selection process. 

E. The parcel or parcels shall be identified and conveyed to the City or the 
other housing entity prior to final plat approval for the final plat that includes the 250th 
residential housing unit. 

F. Other than the access, water and sewer obligations noted above, Developer 
shall not be responsible for delivery of water rights or payment of any other mitigation 
measures for these low income housing units, including, but not limited to, utility 
connection charges, traffic mitigation, school mitigation fees, parks fees, etc. 

20. A minimum of 150 residential dwelling units in the UGA, not including the 50 
units that are the subject of Condition 19, shall remain rental units and a covenant shall be 
recorded on the property to ensure this Condition for 20 years. 

21. Developer shall periodically monitor and report to the City and the County the 
existing supply of affordable housing in Upper Kittitas County and.shall use reasonable best 
efforts consistent with the following to help ensure a continuous supply of housing in the area 
that is priced affordable to those earning the wages paid at the Mountain.Star Resort. 

A. In conjunction with County requirements for the :MPR approval, 
Developer shall annually inventory the available housing, the rents and sales prices in 
Upper Kittitas County and compare that supply, those rents and sales prices with the rents 
and sales prices that are deemed affordable to families or individuals earning the wage 
levels being paid at the MountainStar Resort, using HUD guidelines for affordability for 
a period of 10 years from the date of the Master Site Plan Approval. 

B. If the annual inventory described in Condition 21A reflects a deficit in 
housing supply or price necessary to house MountainStar Resort employees, Developer 
shall participate in reasonable advocacy efforts at the State and local levels to attempt to 
secure funding or other programs to support and subsidize affordable housing in the 
Upper County area. 

C. Developer shall encourage its contractors and employees to participate in 
volunteer activities that support affordable housing programs, such as sweat equity 
housing programs. 

, ' 

D. Developer may include UGA housing product of a size and quality of 
finish similar to existing housing stock in Cle Elum, South Cle Elum and Roslyn, to help 
ensure market pricing comparable to existing housing stock. 

22. Developer shall actively recruit and hire from and contract with the existing local 
labor pool to minimize in-migration employment and associated housing impacts. Developer 
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shall support and participate in the school training programs descnoed in the RIDGE Settlement 
Agreement to further promote local hiring of existing residents. 

23. Temporary Recreational Vehicle park. 

A. Trendwest may construct a maximum of 100 Recreational Vehicle sites in 
the Business Park Parcel to house temporary construction workers from the MPR and 
UGA, provided that these sites shall be connected to public water and sewer consistent 
with health department requirements, and shall have all-weather access and pads. The 
RV park may not be located in any portion of the required open space or buffers, and 
shall be designed with a minimlim 75 percent visual screen from views from SR 903, the 
existing and proposed cemetery, and the adjacent residential area in Parcel B 5 years after 
planting. Additional development standards for this temporary RV park are contained in 
Attachment 2. The precise location of this facility shall be reviewed and approved by the 
City as part of the subsequent development pennits pursuant to the procedures for Site 
and Design Review in CEMC 17.76. 

B. This temporary RV park use shall be removed after 10 years, unless it is 
subsequently reviewed and approved for permanent use as part of a future Master Site 
Plan Amendment, pursuant to the requirements of the Planned Mixed Use Ordinance. 

C. The number of RV sites constructed will count against the 1334 maximum 
residential unit count until the sites are removed and replaced with permanent residential 
units elsewhere in .the UGA, or unless the RV park is later pennitted as part of a fully 
reviewed and approved Master Site Plan Amendment. 

D. Prior to construction, Developer shall submit to the City for review and 
approval a set of RV park management standards that addresses ongoing maintenance 
and operations obligations. 

HORSE PARK RESERVE PARCEL 

24. The Reserve Parcel as shown on Attachment lis hereby identified as a "potential" 
site for construction of a Washington State Horse Park equestrian events facility. However, 
nothing in this approval shall constitute final approval to construct and operate the facility at this 
location unless and until a complete app~cation is filed for such facility on this parcel, until the 
City has completed additional environmental review pursuant to SEP A for such application, and 
until all impacts from such use have been adequately identified and mitigated. 

25. Unless and until the Parcel is approved for construction of the Washington State 
Horse Park Equestrian facility, the parcel shall remain in open space.and shall not be developed 
for any other use, other than trails or stormwater facilities such as water quality treatment and 
detention/infiltration ponds consistent with Conditions 49-58, without first requiring an 
amendment to the PMU approval, pursuant to the procedures required by CEMC 17.45. Until 
that time, this area should be made available for public use, with reasonable use restrictions or 
limitations necessary to protect public health, safety or the environment, and shall be managed 
for such by Developer. 
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BUFFER AND OPEN SPACE 

26. The Cle Elwn River Corridor, shown on Attachment 1 shall be set aside in a 
combination of permanent Natural Open Space and Managed Open Space, consistent with the 
requirements, use limitations and management requirements described in the Cooperative 
Agreement between Trendwest, the Y akama Nation and the Washington Department of Fish and 
Wildlife (WDFW) dated December 4, 2000, ("Cooperative Agreement"), and the additional 
requirements found in the Settlement Agreement between Trendwest and RIDGE, dated 
September 22, 2001 ("RIDGE Settlement Agreement"). 

A. Natural Open Space shall be that area located within the Cle Elum River 
geomorphic floodplain of the UGA. Motorized vehicles, building structures, vegetative 
disturbances, domestic animal use, and human use will be subject to appropriate 
prohibitions and limitations as identified in the RIDGE Settlement Agreement and the 
Cooperative Agreement. The additional Cle Elum River Corridor Open Space shown on 
Attachment 1 that is located outside of: and adjacent to, the geomorphic floodplain shall 
be considered Managed Open Space and may be more intensely managed or changed by 
selective logging, thinning or vegetation removal to establish better habitat conditions 
conducive to selected species and to establish more useable. area for recreational 
purposes. Though no residential development will occur in this open space, limitations 
on structures, motorized vehicles, domestic animal use, and human use will be less 
restrictive than in the Natural Open Space, consistent with the requirements of the 
RIDGE Settlement Agreement. 

B. While the City is not a party to the Cooperative Agreement and the 
RIDGE Settlement Agreement, by this Condition the City shall be given the opportunity 
to review and comment on all of the implementation measures in those agreements that 
affect the Cle Elum River corridor within the UGA or affect land uses within the UGA, 
and any changes from the requirements of those agreements that are proposed by the 
parties to those agreements that affect the Cle Elum River corridor within the UGA or 
affect land uses within ·the UGA shall not be applied if inconsistent with these Conditions 
of Approval unless and until the City specifically approves such changes. 

27. I-90 Buffer requirement 

A. The project shall provide a minimum of a 150-foot buffer adjacent to and 
outside of the existing I-90 right-of-way. Developer agrees to place this buffer in a · 
separate tract to qualify for open space tax classification pursuant to State law as part of 
the preliminary plat approval(s) for the Master Plat that includes the parcels adjacent to I-
90. The required buffer shall contain sufficient vegetation to accomplish an 
approximately 7 5 percent vis~ screen of uses from views from I-90 within 5 years after 
planting. Additional vegetation may be required to meet this standard. Developer or the 
homeowners association for the UGA shall own and be responsible for any maintenance 
of these required buffers. · 

B. As a condition of final plat approval for the parcel(s) that includes this 
buffer, the owner shall record a conservation easement over this required buffer area, 
consistent with the requirements of this Condition. The conservation easement shall also 
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provide for perpetual management for wildfire concerns, consistent with the requirements 
for perimeter buffer open space and the land stewardship plan prepared for perimeter 
buffer open spaces in the Cooperative Agreement and the requirements for. perimeter 
buffer open space in the RIDGE Settlement Agreement. The language of the easement 
shall be reviewed and approved by the City prior to recording. 

28. Bullfrog Road Buffer 

A The project shall include a minimum of 100-foot buffer outside of and 
adjacent to the existing Bullfrog Road Right-of-Way, provided that if additional right-of­
way is required for the improvements to the Bullfrog Road/SR 903 intersection, the 100-
foot buffer shall be measured after acquisition of any such additional right-of-way at that 
location. This buffer shall be designed to protect the existing generally wooded character 
of the Bullfrog Road entrance to the City, and enhanced plantings may be required in 
some areas to protect this character, provided that the buffer need not provide a total 
visual screen of the proposed UGA development from Bullfrog Road. Developer agrees 
to place this buffer in a separate tract, to qualify for open space tax classification pursuant 
to State law, as part of the preliminary plat approval(s) for the Master Plat that includes 
the parcel(s) adjacent to Bullfrog Road. Developer or the homeowners association for the 
UGA shall own and be responsible for any maintenance of these required buffers. 

B. As a condition of final plat approval for the parcel(s) that includes this 
buffer, the owner shall record a conservation easement over this required buffer area, 
consistent with the requirements of these Conditions. The conservation easement shall 
also provide for perpetual management for wildfire concerns, consistent with the 
requirements for perimeter buffer open space and the land stewardship plan prepared for 
perimeter buffer open spaces in the Cooperative Agreement and the requirements for 
perimeter buffer open space in the RIDGE Settlement Agreement. The language of the 
easement shall be reviewed and approved by the City prior to recording. 

29. SR 903 Buffer 

A. The project shall include a minimum of a 50-foot buffer outside of and 
adjacent to the-existing SR 903 right-of-way, provided that if additional right-of-way is 
required for the improvements to the Bullfrog Road/SR 903 intersection, the 50-foot 
buffer shall be measured after acquisition of any such additional right-of-way at that 
location. This buffer shall be designed to protect the existing generally wooded character 
of the SR 903 entrance to the City, similar to that currently existing adjacent to the 
School District property. Enhanced plantings may be required in some areas to protect 
this character, provided that the buffer need not pro~de a total visual screen of the 
proposed,UGA development from SR-903. Developer agrees to place this buffer in a 
separate tract to qualify for open space tax classification pursuant to State law, as part of 
the preliminary plat approval(s) for the Master Plat that includes the parcel(s) adjacent to 
SR 903. Developer or the homeowners association for the UGA shall own and be 
responsible for any maintenance of these required buffers. 

B. As a condition of final plat approval for the parcel(s) that includes this 
buffer, the owner shall record a conservation easement over this required buffer area, 
consistent with the requirements of these Conditions. The conservation easement shall 
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also provide for perpetual management for wildfire concerns, consistent with the 
requirements for perimeter buffer open space and the land stewardship plan prepared for 
perimeter buffer open spaces in the Cooperative Agreement and the requirements for 
perimeter buffer open space in the RIDGE Settlement Agreement. The language of the 
easement shall be reviewed and approved by the City prior to recording. 

30. All areas shown as open space on Attachment 1 shall be subject to the use 
limitations and management requirements of the Cooperative Agreement and the RIDGE 
Settlement Agreement. 

31. Internal buffers between land uses, other than the buffers addressed in Conditions 
26-30, have been addressed in Condition 6. 

BULLFROG/ 1-90 INTERCHANGE 

32. The portion ofthe property located in the NE quadrant of the Bullfrog Road/I-90 
interchange shall be kept in undeveloped open space uses consistent with the purposes identified 
for setting aside these open space areas in the RIDGE Settlement Agreement and the Cooperative 
Agreement. Developer may seek City approval pursuant to CEMC 17.76 for an interpretive 
center at this location, provided that additional environmental review of any such center shall 
first be required, and an interpretive center may only be permitted at this location if the proposed 
center will not interfere with the objective of this natural open space area as defined in Exhibit D 
of the RIDGE Settlement Agreement and Section C(3)(c)(2)(D) of the Cooperative Agreement; 
and the interpretive center is designed to avoid or mitigate any significant or material harm to or 
interference with salmon passage, spawning, or rearing in the Cle Elum River. 

33. Developer shall further support reasonable efforts of the City of Cle Elum and the 
Town of South Cle Elum to restrict future commercial or industrial development of the other 
quadrants of this interchange. 

RESTRICTION/ LIMITATION ON RETAIL USES WITHIN THE UGA 

34. The only retail uses that are permitted within the UGA are those small-scale retail 
uses that are sized and operate to serve the convenience needs of the UGA residents and business 
park employees. Such uses may include things like deli or other small predominately take-out 
food service, small convenience grocery or mini-market, dry cleaners, shoe repair, copier or · 
mailing services and shall not include any :freeway-oriented uses such as gas stations, hotels or 
motels. To ensure that the retail uses are sized and located to appropriately serve the site and not 
a broader clientele, the retail uses shall be limited to 10 percent of the total floor area within the 
business park at the time retail is being proposed and no individual retail use shall contain greater 
than 5,000 square feet of floor area devoted to display area, seating area or other portion of the 
facility that is open to the public and shall not be located with a primary orientation to SR 903 or 
Bullfrog Road. · 

SIGNAGE 
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35. The placement of signs within the UGA shall be regulated by the sign code 
section of the Development Standards, Attachment 2. Placement of signs for the Business Park 
shall be as specified in the Business Park sections of the Attachment. Placement of signs in all 
other areas shall be those sign regulations specified for the Residential District. 

36. Each entrance to the UGA may be permitted one monument type sign for the 
purposes of marking the entrance to the development. Signs shall be no greater than 6 feet in 
height. and shall contain no more than 20 square feet of sign area devoted to text. Signs shall . 
include a statement that the development is ~thin the City of Cle Elum such as "Development 
Name-at Cle Elum." Signs may be lighted, provided the lighting is limited in intensity and 
mounted from the top of the sign down or otherwise meets the established lighting standards of 
ConditionJ 7. 

LIGHTING 

37. All lighting for development within the UGA shall meet the E-1 requirements of 
the Dark Skies Association Handbook's E-1 criteria, as further defined in Attachment 2. 
Roadway lighting shall meet the requirements of the Illuminating Engineering Society and 
Washington State Department of Transportation Lighting Criteria, also as further defined in 
Attachment 2. 

PARKS AND TRAILS 

38. As shown on the Master Site Plan, Developer shall dedicate approximately 12 
acres for a community park facility on or before 5 years after the date of Master Site Plan 
Approval as follows: 

A The acreage shall be deeded to an Upper Kittitas County Community 
Center Non-Profit organization formed for the purpose of constructing, owning and 
operating a Community Center. The deed shall include a condition subsequent that 
provides for conveyance of the land to the City if within 5 years after the date of the 
Master Site Plan Approval, the Community Center organization has not obtained 
commitments for all necessary funding to construct and operate at a minimum the 
community center recreational facilities identified in Condition 38C. The language of the 
deed and, in particular, the Condition subsequent, shall be reviewed and approved by the 
City Attorney prior to conveyance. 

B. The Non-Profit Community Center organization shall be responsible for 
fundraising, construction, and operation of the Community Center and associated 
recreational facilities, provided that the facilities shall be made available to all residents 
of the City of Cle Elum, the City of Roslyn, the Town of South Cle Elum and residents of 
Upper Kittitas County. Developer agrees to support efforts to establish a permanent 
funding source for ongoing operations, but is not required to provide such funding. 

C. In the event the Non-Profit Community Center Organization is unable to 
raise sufficient funds to commence construction o±: at a minimum,· the recreational 
facilities listed in this Condition within 5 years after the date of this Master Site Plan 
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ApproV3.4 and pursuant to Condition 38A above, the property is conveyed to the City, 
then Developer shall be required to make the following recreational facility contributions 
to the City: 

1. Two Little League baseball/softball fields. 

ii Two soccer fields, which may be joint use fields with the school 
district if, pursuant to the school district mitigation agreement, Developer has 
donated the additional 5 acres to the district for soccer fields, if the district has 
obtained funding to construct the 2 soccer fields and if the district has executed an 
agreement with terms acceptable to the City to allow residents to use the soccer 
fields at those times when they are not being used for district-sponsored games. 

Ill. 1 multi-purpose court. 

iv. 1 restroom. 

v. Parking for a minimum of 30 cars. 

vi. The City and Developer may agree to revise or "trade" one or more 
of the recreational facilities listed in Conditions 38C(i)-(v) above, for other 
recreational facilities not listed, provided any such revision or trade shall be 
reviewed and approved by the Cle Elum City .Council. 

· vii. Developer shall contribute half of the funds necessary to construct 
these facilities at the time the land is conveyed to the City and the other half of the 
funds prior to final plat approval for the l ,OOOth residential unit ( counting both 
single family and multi family units). 

vm. The City shall review and approve the development and 
construction standards for these recreational facilities, consistent with other recent 
construction in other jurisdictions of comparable population 

39. Developer shall further construct and dedicate to the City pocket/mini parks with 
a size range of .25-to-.5-acre each that meet a total standard of .5 acres per 1,000 population in 
the UGA. Based on an estimated population of3,120 from the approved 1;334 units on the 
Developer's property in the UGA, Developer shall dedicate a minimum of 1.56 acres for mini­
parks. These parks shall be located in the residential development parcels at the time of 
preliminary plat approval for the particular parcei shall be landscaped and developed consistent 
with the standards in Attachment 2 and shall include tot-lot play equipment and benches. No 
parking or restroom facilities are required. 

40. The proposed neighborhood park and center shown on the master site plan shall 
include, at a minimum, the following areas and facilities that are open and available to the 
general public: 

A. 6-10 parking spaces, which may be located on street if the Road Standards 
for the street adjacent to this park can accommodate parking. 

B. A public trail adjacent to the lake. 

C. A minimum of 1 acre of grassy area for sitting, picnics, and passive 
recreation adjacent to the lake that shall be conveyed to the City as a City mini-park. 
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D. This neighborhood center park may include a private neighborhood 
community center funded and operated by Developer or the homeowners' association for 
the benefit orUGA residents only. The lake may be private, with all maintenance 
responsibility on Developer or the homeowner's association. 

E. The neighborhood park shall be designed so that the public areas, features, 
and access are integrated in the overall design so that it appears open and not isolated, 
private, or exclusive. The park design shall be reviewed and approved by the City 
pursuant to the procedures in CEMC 17. 76. 

41. Developer shall support the City's efforts to obtain any necessary right-of-way or 
easement and to construct an off-site connection from the UGA property trails to the existing 
Coal Mines Trail, generally as indicated on the Master Site Plan. In addition, once the City has 
obtained the necessary right-of-way or easement, Developer shall pay the City the cost of 
materials to construct the trail connection, in an amount not to exceed $25,000. The City shall be 
responsible for the equip~ent and labor to construct the connection. 

42. Developer shall construct within the UGA property a combination of soft-surface 
and hard-surface trails or other pedestrian circulation such as sidewalks that will provide 
uninterrupted bicycle and pedestrian routes connecting the residential areas, the business park, 
the adjacent :MPR site, the community center site, the schooi and the City of Cle Elum, generally 
along the routes shown on Attachment 4 (Trail and Pedestrian Circulation Plan). Each 
preliminary plat approval shall include the trails and circulation routes that are shown within the 
particular parcel boundary. Where indicated, equestrian trails shall be separated fro_m pedestrian 
and bicycle trails. As part of the first phase Master Plat Approval, Developer shall submit for 
City review and approval a trail construction phasing plan showing how the trail network will be 
constructed, consistent with proposed phasing of the individual parcel development. The trail 
construction phasing plan shall provide for reasonable circulation throughout the site and for 
connection to existing, adjacent . off-site links as part of the first phase of development and avoid 
construction of isolated, dead-end trail links during individual parcel development. Developer 
shall also demonstrate appropriate permission, if required, to use the power line right-of-way for 
trails, or shall provide an alternative alignment for this trail corridor. 

43. , Trails shall be constructed consistent with the standards in Attachment 2. The 
right-of-way shall be either in the form of a dedication or easement granted to the City. 
Appropriate measures shall be taken to prevent trail erosion 

44. All ofthe public parks and recreation facilities described in Conditions 38-43 
above shall be owned and operated by either the City of Cle Elum and/or, in the case of the 
Community Center facility, by the Non-profit Community Center organization. The facilities 
shall be dedicated to the City upon completion of the construction, as a condition of the 
appropriate final plat approval. Each mini-park shall be constructed at the time the particular 
residential parcel in which it is located is developed. 

FISH AND WILDLIFE 
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45. Developer shall comply with all of the requirements for fish and wildlife 
mitigation contained in the Cooperative Agreement and the RIDGE Settlement Agreement that 
apply to the UGA property. 

46. Cleared areas of the site that are going to be put into landscaping should be re-
vegetated with native plants, especially trees and shrubs that provide cover, nesting, and forage 
habitat for birds and small mammals and, wherever reasonably feasible, plant material removed 
from the UGA site should be reused elsewhere within the UGA development. Re-vegetating . 
disturbed soils with native species should occur immediately after construction and final grading 
to reduce soil erosion and colonization by non-native species. Snags, brush piles, and downed 
trees should generally be left in buffer and open space areas to provide wildlife habitat in these 
areas consistent with wildfire ~gement concerns. 

47. In consultation with the MountainStar Conservation Trust, the City may enforce 
use and access restrictions consistent with the requirements in the Cooperative Agreement in 
designated areas~ especially within the Cle Elum River open space, for such period and for such 
circumstances as determined reasonably necessary to minimire disturbance to fish and wildlife 
during mating and breeding seasons. 

48. Developer shall also ·be obligated to comply with all requirements of federal and 
State laws applicable to threatened or endangered species. 

EARTH AND STORM WATER 

49. All construction and development activity within the UGA shall comply with the 
Washington Department of Ecology August 2001 Stormwater Management Manual for Western 
Washington or, after City review and acceptance, the final Stormwater Management Manual for 
Eastern Washington when published by the Washington Department of Ecology ( collectively, 
the "DOE Manual"), as well as with the supplemental requirements contained in the 
Development Standards, Attachment 2. 

50. Prior to, or as part of the approval, of the Master Plat as descn"bed in the 
Development Agreement, Developer shall obtain City approval of a Master Drainage Plan that 
conforms to the following: 

A. The Master Drainage P~ shall meet the requirements for a stormwater 
site plan pursuant to the DOE Manual, including the requirements for a Permanent 
Stormwater Control Plan and a Construction Stormwater Pollution Prevention Plan; 
provided, that the Master Drainage Plan need not include the design of specific drainage 
facilities within implementing or subsidiary plats with the Master Plat; provided further 
that approval of a Construction Stormwater Pollution Prevention Plan for any 
implementing or subsidiary plat need not be obtained until the implementing or 
subsidiary plat is approved. As used herein, "implementing or subsidiary plat" means an 
area of the UGA that is proposed for future subdivision into individual lots and in which 
no construction will occur until approval of such a subdivision. 
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B. Without limiting the requirements of the DOE Manual, the Master 
Drainage Plan submittal shall include the following: 

i. The amount of impervious surface proposed within the UGA as a 
whole and broken down by individual development area and/or subsidiary plat; 

ii. The volume of runoff projected from the UGA as a whole and 
broken down by individual development area and/or subsidiary plat; 

1ll. Conceptual explanation of how stormwater from the UGA as a 
whole and from each individual development area and/or subsidiary plat will be 
handled; 

iv. Description of phasing of construction of drainage facilities within 
the UGA as compared with timing of construction of improvements both outside 
of and inside subsidiary plats; 

v. Designs for drainage facilities that will not be located within 
subsidiary plats; 

vi. Explanation showing that facilities referenced in Condition 50B(v) 
above will be adequately sized to accommodate the stormwater that they 
ultimately will need to accommodate; and 

vu. Explanation of proposed ownership of drainage facilities. 

C. Development within stormwater management zone A shall provide water 
quality treatment prior to infiltratio~ as described in Appendix A to the Final EIS. 

51. Prior to approval of each implementing or subsidiary plat, Developer shall obtain 
City approval of the method of handling stormwater from the plat and the design of facilities 
within the plat to handle stormwater from the plat. Prior to approval of each implementing or 
subsidiary plat, Developer shall provide a stormwater site plan pursuant to the DOE Manual that 
addresses any requirements of the DOE Manual for a stormwater site plan for the development 
of the plat that were not addressed in the Master Drainage Plan.· 

52. Prior to constructio~ Developer shall submit for review and approval a temporary 
erosion and sedimentation control plan consistent with the previous Condition and the 
Development Standards, Attachment 2, and shall satisfy all Department of Ecology NPDES 
permit requirements. Clearing and Grading permit applications shall address limitations on the 
timing and exposure of soil to address erosion concerns, consistent with the Department of 
EcologyNPDES permit for construction stonnwater and1the 2001 Storm Water Management 
Manual for Western Washington. This information shall be reviewed and approved by the City 
prior to commencement of any clearing or grading activity that disturbs the soil 

53. Monitoring the progress of the proposed stormwater program, as descnbed in the 
Master Drainage P~ and the performance of the installed runoff control measures shall be 
required. 

A. The following information shall be submitted to the City on an annual 
basis: 
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. i. A sequence of development (proposed subsidiary plats) for the 
upcoming year, a description of the storm drainage facilities needed to serve that 
development, and how those storm drainage facilities comply with and meet the 
requirements of the Master Drainage Plan. 

ii. A description of the storm drainage facilities installed during the 
previous year, and how those storm drainage facilities comply with and me~t the 
requirements of the Master Drainage Plan. 

111. A description of any deviations from the Master Drainage Plan 
proposed in the upcoming year. 

iv. A listing of best management practices employed during the 
previous year for both construction and post-construction development activity. 
Include an assessment of the appropriateness of the implemented best 
management practices; 

v. Maintenance activities performed during the preceding year on 
private stormwater treatment and runoff control facilities. 

B. In addition to the monitoring information to be provided in 53(A) above, 
the City shall be allowed to monitor the use and effectiveness of construction and post­
construction stormwater control best management practices through the City's building 
permit, plan review, and development approval processes. Deviations from the Master 
Drainage Plan, or ineffective best management practices, will be reported to the 
developer. Best management practices deemed by the City to be ineffective shall not be 
used in the future and the Master Drainage Plan shall be revised accordingly to address 
storm drainage issues related to the balance of the development. 

54. Any storm water infiltration facilities shall be sited so as to not increase the 
potential for land slides in any steep slope or landslide hazard area, and the construction 
drawings submitted for such facilities shall include sufficient information to determine that this 
Condition can be met. Similarly, prior to commencing clearing or grading for the proposed 
lake, the owner shall submit sufficient information that demonstrates the proposed location of the 
lake will not jeopardize the stability of the ravine ~lopes adjacent to the lake. 

55. Unless the City determines reasonably necessary to complete road, trail and/or 
utility corridors, and then only if appropriate measures are taken to ensure slope stability, no 
vegetation shall be removed from slopes in excess of 25 percent. Hazard trees may be addressed 
by City ordinance, and Developer shall be required to comply with any hazard tree ordinance 
now in effect or adopted by the City in the future that is necessary to protect the public health, 
safety, and welfare. The Applicable Law and vesting provisions of the Development Agreement 
shall not bar adoption and application of a new hazard tree ordinance. Further, all clearing and 
grading shall be set back a minimum of25 feet from the top of the slope, or a greater distance if 
the City Engineer determines a greater distance is necessary to protect slope stability. The City 
Engineer may permit clearing and grading to the top of slope if a geotechnical report 
demonstrates that such work will not adversely affect slope stability. 

56. Unless the City determines reasonably necessary to complete road, trail and/or 
utility corridors, and then only if appropriate measures are taken to ensure slope stability, no fill, 
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topsoil or debris shall be deposited on slopes in excess of25 percent with a vertical height 
greater than 5 feet or within 25 feet of the top of the slope, as described in the previous Condition 
regarding clearing and grading limits. 

57. All public stormwater facilities shall be conveyed to the City upon conveyance of 
the other infrastructure improvements in the particular parcel, including a warranty and/or 
maintenance bond as descnoed in the Development Standards, Attachment 2. 

58. No construction on the UGA property shall use gravel or other construction 
materials from the floodplain of the Cle Elum River. 

AIR 

59. All construction shall follow DOE regulations for particulate emissions, including 
application of Best Available Control Technology, including, but not limited to, spraying 
disturbed areas with water when necessary to minimize -dust, providing truck tire washing areas 
prior to exiting the construction site, and providing cover, wetting or adequate :freeboard for all 
dump truck loads. Dust control shall be maintained after construction hours and on weekends 
and holidays. A designated contact person and phone number shall be provided to the City for 
after hour dust control issues for each phase .of the project. These and similar BACT Conditions 
shall be included on all construction permit approvals issued by the City or the County for 
construction within the UGA. -

60. No wood-burning stoves shall be permitted within the UGA. Gas fireplaces and 
stoves are permitted. 

61. Land-clearing debris shall be disposed of consistent with the priorities for such 
disposal established in the RIDGE Settlement Agreement and any applicable provisions of the 
Kittitas County Solid Waste Management Plan, including the Trendwest MPR and UGA 
amendment(s). 

WATER SUPPLY 

62. Water Supply shall be provided for each phase or sub-phase of UGA development 
as described in Condition 12, above. While Developer may elect to transfer its water rights to 
the City in phases, consistent with UGA demand during b~dout, no amount of UGA 
development shall be authorized by this Master Site Plan Approval for which Developer has not 
obtained sufficient water rights transfer approvals from the Department of Ecology and the 
Kittitas County Conservancy Board. 

63. All development within the UGA shall include low-flow fixtures consistent with 
State building code requirements, limitations on landscaping and other water-conservation 
measures consistent with requirements in the City of Cle Blum's water comprehensive plan, as 
may be amended for the City as a whole in the future, and any additional requirements descnbed 
in Attachment 2. The Applicable Law and vesting provisions of the Development Agreement 
shall not bar adoption and application of new water conservation measures for the City as a 
whole. 
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64. Developer shall pay its share of the costs to construct the water int~es, the 
treatment facility and the transmission lines, and reservoirs as provided for in the Water-Supply 
System Project Development Agreement dated June 19, 2001. 

65. Consistent with the requirements of the Agreement Regarding Water Supply for 
the Bl,l]l:frog Flats UGA dated June 19, 2001, Developer shall transfer water rights to the City of 
Cle Elum sufficient to provide the required service and mitigation for all residential uses within 
the UGA, with the exception of the low-income housing units described in Condition 19, above. 
The City shall be responsible to provide ( or ensure from others ) sufficient water supply for the 
school expansion, the community center, the business park, the cemetery, and the low income 
housing units descn'bed in Condition 19. 

66. Drought year mitigation shall be as provided in the Agreement Regarding Water 
Supply noted above. 

67. Developer shall otherwise comply with all of the requirements imposed by the 
Department of Ecology and the Kittitas County Water Conservancy Board in its decision 
regarding water rights transfers, and fu.ilure to comply with any of those requirements may be 
cause for the City to deny one or more phases of UGA development approvals, unless and until 
such requirements have been met. 

68. Developer, or the Parcel Developers, or an individual building permit applicant, 
as applicable, shall be responsible for all fees and hookup charges descn'bed in the Water Supply 
System Project Development Agreement dated June 19, 2001, and the Development Agreements 
and Supply Agreements relating to interim and regional sewer facilities. 

69. Developer shall specify the size and overflow elevation of the zone 3 reservoir at 
the time of submittal of the Master Plat application. The City shall review and approve or revise 
the proposed size and overflow location of the zone . 3 reservoir at the time of approval of the 
Master Plat. 

70. Distnoution of system sizing and operating pressures for the final water system 
layout shall be determined prior to design and shall be reviewed and approved by the City of Cle 
Elum for compliance with applicable fire protection safety standards. 

71. Developer shall revise application Figure B. 7 .2. to reflect that: the Yakima River 
transmission line will be installed along the east edge of the Trendwest and City property to 
Ranger Station Road; the treated water mains exit the water filtration building on the west side; 
the upper UGA pressure zone is pressure zone 3, not 1. 

72. Developer shall revise application Figure B. 7 .1. to indicate a gravity sewer line 
from the water treatment plant. 

NOISE 
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73. Construction hours within the UGA shall be limited to 7:00 AM to 7:00 PM, 
Monday through Saturday. Sunday construction shall be on an emergency basis only and shall 
be approved by the City. Equipment servicing and maintenance times will be unrestricted. The 
City may review and approve case-by-case exceptions to this Condition if justified to comply 
with DNR industrial restrictions. 

74. All construction equipment shall have adequate mufflers, intake silencers, and 
engine closures to minimize construction equipment noise. 

75. Any stationary equipment that generates noise shall be·Iocated away from 
sensitive receivers, including residential uses, the school property, the cemetery and open space 
areas. 

76. Roof equipment in the business park may require noise baffling, if necessary, to 
meet State noise standards. This Condition will ·be reviewed and any baffling requirements 
imposed as part of the building permit review for the business park buildings. 

CEMETERY 

77. Developer shall set aside approximately 10 acres, as shown on the Conceptual 
Site Plan, for the City to acquire for cemetery expansion, at a fair market value using 
comparables and appraisals that are reasonable considering the proposed cemetery use, as 
distinguished from residential or business park use. The uses on this parcel shall be limited to 
cemetery uses. This land shall be reserved fot City acquisition throughout the duration of the 
Development Agreement and these Conditions of Approval. 

78. That portion of the business park property adjacent to the existing City cemetery 
property shall provide a minimum SO-foot buffer on the business park parcel to buffer the 
existing cemetery from the business park activity. Developer shall supplement existing buffer 
plantings in this area with additional plant material where appropriate to accomplish a 75 percent 
~en of the business park development from the.existing cemetery.within 5years after planting. 
This buffer shall be pJaced in a separate ~t as part of the plat or binding site plan for this 
portion of the business park, and Developer shall record a conservation easement, or other 
appropriate plat restrictions, on this buffer area to ensure the buffer functions in perpetuity. This 
buffer area may not be included in any lots or required building setback requirements for this 
portion of the business park development. 

For that portion of the business park adjacent to the cemetery expansion area, the 
business park shall not be required to provide any buffer. The buffer shall instead be provided 
on the cemetery expansion parcel and shall be the responsibility of the City. The cemetery 
parcel appraisal descnbed in Condition 77 should reflect this City buffer requirement. 

SCHOOLS 

79. Developer shall dedicate approximately 25-30 useable acres to the Cle Elum-
Roslyn School District for the purposes of school expansion and associated uses, consistent with 
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the requirements of the School District Mitigation Agreement. This parcel shall'be limited to 
school uses. 

CULTURAL RESOURCES 

80. Developer shall not take any measures that encourage access or discovery of 
significant cultural resources sites within the Cle Elum River open space area or the Horse Park 
Reserve Tract. Only grading or construction activity consistent with the provisions of the 
Cooperative Agreement and the RIDGE Settlement Agreement shall be permitted in this open 
space area. 

81. Consistent with City code requirements, the City will give the Y akama Nation 
notice and opportunity to comment on all proposed preliminary plats or binding site plans, or 
building or grading permits that can be issued without a plat or binding site plan on all lands 
within the cultural resource areas identified in the report titled A Land Use History of the 
Proposed MountainStar Resort: The Results ofa Cultural Resource Survey Along the Lower Cle 
Elum River (Griffin & Churcbill 1998) for the purposes of identifying any reasons to modify the 
proposal to protect known, significant cultural resources. If the Yakama Nation provides 
substantial evidence that the area proposed for grading and development is an area identified as a 
potential significant cultural resource area, then the City may require additional probing, 
assessment and potential mitigation measures prior to issuing the construction or development 
approval. 

82. Developer shall comply with all applicable requirements of RCW 27.44 and RCW 
27.53 regarding cultural and historic resources, including involvement of the State Office for 
Historic Preservation, when appropriate, including but not limited to, the requirement to 
immediately stop construction and notify the City and the State Office of Historic Preservation if 
any artifacts are uncovered during construction. Developer shall hire an archaeologist to instruct 
contractors and subcontractors working on the site on how to identify potential cultural resources 
during construction and what steps to take if potential resources are discovered. 

TRANSPORTATION 

83. Developer shall be responsible for all costs associated with the construction of all 
on-site transportation facilities and all access points to the UGA property from Bullfrog Road, 
SR 903 and West First Street and Ranger Station Road and shall dedicate completed facilities to 
the City of Cle Elum upon final plat approval, or upon completion if the improvements are 
subject to the bonding provisions of Condition 10 and the Development Standards, Attachment 
2. In case of the West First Street and Ranger Station Road connection, the City shall use such 
measures as are reasonably necessary to acquire any additional right-of-way needed for this 
access. To the maximum extent possible, each parcel preliminary plat shall identify those on-site 
improvements that are required for development of each parcel and those parcel improvement 
obligations shall be the responsibility of each parcel developer. Developer shall remain 
responsible for construction of those on-site transportation improvements that are necessary to 
provide access to the individual parcels. Attachment 2, Development Standards govern design 
and construction of the on-site vehicular and pedestrian transportation facilities. Additionally, 
the phasing and scheduling of individual plats will be conducted to ensure the development of a 
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cohesive and integrated transportation network in order to prevent any transportation 
discontinuities. The extension of the arterial network onto Ranger Station Road will include a 
transitional design in recognition of their differing road cross sections. 

84. As shown on Attachment I, no direct access from the UGA property to I-90 shall 
be permitted. In addition, access to SR 903 and to Bullfrog Road shall be limited to 3 access 
points on Bullfrog Road and one access point on SR 903 in the approximate locations shown in 
Attachment I. The precise locations of these access points shall be determined as part of the 
Master Plat Approval descnbed in Section 5 of the Development Agreement, after consultation 
with Kittitas County Public Works and WSDOT to address any design issues related to their 
improvements and their rights of way. 

85. Developer or, if applicable, each parcel developer shall be obligated to pay its 
pro-rata share of the following off-site improvements at the approximate dates or increments of 
development indicated. The forecast traffic and transportation related items, as follows, are 
predicated on an assumed development build-out at 5 and 10-year periods. If the project 
development in whole or in part deviates from the forecast time schedules at 5 and 10 years, as 
demonstrated by the monitoring program descnbed in Condition 92, then an alternative schedule 
for these improvements shall be developed based on actual, as opposed to forecast, build-out 
schedule. Further, if MPR development proceeds at a pace different than that assumed in the 
FEIS analysis, the monitoring program results shall serve as the basis to modify the timing or 
nature of off-site improvements that are triggered by the cumulative impacts of both the MPR 
and UGA development. For each traffic signal listed, construction shall only be required in the 
year indicated if signal warrants are met. Warrant analysis shall be based on summer weekday 
traffic volumes. ffnot met, the signal installation may be delayed until warrants are met and the 
monitoring program described in Condition 92 shall be the mechanism to identify when warrants 
are met. For each channelization improvement listed, the need for construction, extent of 
construction, and timing of construction shall be based on the monitoring program's analysis of 
the 5-year forecast of UGA development and the traffic volumes for the summer weekday PM 
peak hour. This analysis shall be consistent with accepted transportation planning and 
engineering practices. At the discretion of the City Engineer or Public Works Director, the City 
may require an assessment of monitoring results and forecasts based on the traffic model used to 
assess impacts in the UGA EIS, if reasonably determined necessary to further evaluate the 5-year 
trip generation and distribution forecasts contained in the monitoring program report. 

A Traffic Signal at First and South Cle Elum Way in year 5. 

B. Traffic Signal at First and Oakes in year I 0, or, if deemed more 
appropriate by the City at the intersection of First Street and the proposed new access 
road to Ranger Station Road. 

C. Traffic Signal at SR 903 and Bullfrog Road in year 5. 

D. Addition of northbound left turn and right turn lanes, eastbound right turn 
lanes, a westbound left turn lane and/or traffic signal at Second Street and South Cle 
Elum Way in year 10. 
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E. Addition of a southbound left turn lane and/or eastbound and westbound 
left turn lanes at West First and Pine Street in year 10. 

F. Kittitas County has imposed requirements for improvements and 
realignment of the SR 903/Bullfrog Road intersection on the first phase of construction of .. 
the :MPR development. I:C at the time of the preliminary parcel plat within the UGA that 
contains the 250th residential lot or in excess of250,000 square feet of business park 
development, these intersection improvements have not been constructed or, at a 
minimum, full funding has not been irrevocably conunitted, then Developer shall be 
required to pay its pro-rata share of these same intersection improvements as a condition 
of the applicable preliminary parcel plat on the UGA property and may further be subject 
to the limitations and options of the requirements for these improvements as descnbed in 
Condition 89. 

G. Relocate the STOP at the east-bound offramp ofl-90 at the Bullfrog 
interchange, so that exiting traffic flows freely and the Bullfrog Road traffic has.the 
STOP sign. Developer may coordinate and share the costs associated with this 
improvement with MPR development, since the impact at this location is shared with the 
MPR development. 

86. For all off-site transportation mitigation measures, Developer's pro-rata share 
shall be calculated by dividing the traffic generated by each traffic generator (MPR, UGA, 
Background) by the total projected increase in volumes for the affected intersection or road 
segment. The traffic volume projections shall be based on the most current monitoring report. 
In general, the calculation of pro-rata share shall include the following steps: 

A Base Year Traffic shall be determined at the individual intersection or 
road segment that needs mitigation, using the 2000 monitoring report data. 

B. Forecasted traffic volumes shall be based on projections in the UGA FEIS 
or, if available, the most current monitoring program forecast The forecast will include 
projections for growth in background traffic, MPR traffic and UGA traffic using a 
common forecast year. If the City determines it is necessary to further assess forecasted 
trip distribution patterns, the City may require the monitoring data be input into the 
model that was prepared for the UGA EIS. 

C. The base year traffic shall be subtracted from the forecasted traffic volume 
to calculate the net increase in traffic volumes for background traffic, UGA traffic and 
:MPR traffic. 

D. The pro-rata share of each contributor shall be calculated on a percentage 
basis by dividing the volume generated by each contnbutor by the forecasted net increase 
in traffic volumes. 

E. The resulting percentages shall be applied to the total cost of an 
improvement to determine the background's, the UGA's and the :MPR's share. 
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87. The background growth rate assumption from the FEIS, as well as the UGA and 
IvlPR traffic projections from the FEIS, may be revised every year that monitoring is required, 
based on the data collected in the traffic monitoring program descnbed in Condition 92. If any 
of the assumed or projected traffic volumes are revised, the UGA proportionate share of any off­
site traffic mitigation costs not yet incurred shall be based on the revised rates and projections 
demonstrated by the traffic monitoring. 

88. Calculation and collection of proportionate shares shall be coordinated with 
Conditions C-5 through C-10 of the County's MPR approval. 

89. Transportation Improvements. 

A. If the combined existing and projected traffic generated by a particular 
phase or sub-phase of development being reviewed for preliminary plat or binding site 
plan approval is forecasted to cause the weekday p.m. peak hour level of service on 
affected intersections or road segments to fall below the level of service standard D, 
applied by the City and County at the time ofUGA approval, improvement(s) will be 
required to return the level of service to the. adopted standard. The Highway Capacity 
Manual methodology used to calculate the forecasted level of service shall be the same as 
that used by the County to apply the adopted standard. If the necessary improvement is 
one for which Developer is only required to pay a proportionate share, as opposed to the 
full share; and if at the time Developer proposes to construct and occupy the phase or 
sub-phase of the development, there are not sufficient public funds available to provide 
the required public share, then Developer may elect to pursue one of the following 
options: 

i Either Developer can agree to wait to construct the phase or sub­
phase until public funds are available for the public share of the required 
transportation improvements; or 

ii. Developer can elect to pay the public share of the required 
transportation improvement and proceed with the phase or sub-phase. If this 
option is selected, the City agrees to then consider adoption of such procedures as 
are legally available to develop a reimbursement mechanism, such as Local 
Improvement District, latecomers' agreement, or other legal reimbursement 
mechanism whereby other property owners who develop their property beyond 
existing uses and benefit from such improvements at a later date will be charged a 
fair pro-rata share of the cost of such improvements from which they are then 
benefiting and from which Developer can then be reimbursed for its payment of 
the public share of such improvement. Nothing in this Condition shall be 
construed to require the City to agree to the establishment of an LID, a 
latecomer's reimbursement or other legal reimbursement mechanism unless and 
until the City has complied with all of the constitutional and statutory 
requirements for consideration of such mechanisms, and then only if the City 
determines, in its sole discretion, that establishment of the reimbursement 
mechanism is consistent with those requirements. 

B. If Developer provides the City with a proposed schedule of UGA 
development and the resulting off-site traffic mitigation measures for which they expect 

24 



there to be a City share, the City Public Works Department shall include all projected 
City shares of those off-site traffic improvements in its proposed 6-year capital 
improvement program, so that the City can plan for funding within that 6-y~ar time 
frame. 

90. Construction Trucks shall be routed, to maximum extent possible, on temporary 
construction routes within the UGA or :MPR site, rather than relying on public roads outside of 
the project boundary. If necessary to protect the public health, safety, and welfu.re, the City may 
impose reasonable additional truck route requirements, applicable to the City as a whole. 

91. IfUGA development proceeds without MPR development and, therefore, the City 
and County are unable to obtain proportionate shares for off-site improvements from the MPR 
development, then Developer and the City agree to renegotiate appropriate off-site mitigation 
measures and proportionate shares without .MPR development. Any dispute arising out of such 
re-negotiations shall be subject to the Mediation and Arbitration Agreement, dated December 7, 
1999, Attachment 3. 

92. Monitoring: Developer and the City shall, in cooperation with Kittitas County, 
implement a transportation monitoring program substantially similar to the Final Draft 
MountainStar MPR Transportation Monitoring Program dated 04/30/02, attached as Attachment 
5, provided the monitoring program for the UGA shall document VGA-generated traffic. The 
monitoring program elements established in this Condition along with other elements required to 
effectively and fairly implement and operate the program will be compiled into a separate 
document that is similar in fonnat to the MPR Transportation Monitoring Program referenced 
above. The Developer shall prepare this document and submit it to the City for approval. The 
objectives of the monitoring program are: 

A. To document traffic volumes at key points in the local transportation 
network that would be impacted by UGA and/or MPR generated traffic 
volumes, 

B. . To separate MPR, UGA and background traffic from the total traffic 
volumes, 

C. To establish a growth rate for background traffic, 

D. To identify unforeseen potential traffic impacts, 

E. To establish a mechanism for determining when transportation 
improvements need to be in place. 

If monitoring indicates that UGA or cumulative UGA and MPR trip generation exceeds 
FEIS projections or UGA or cumulative UGA and MPR trip distribution is different from FEIS 
projections during the first 10 years after Master Site Plan Approval, or thereafter if monitoring 
indicates impacts ofUGA development or cumulative impacts ofUGA and MPR development 
not identified in the FEIS, additional mitigation may be necessary in connection with subsequent 
UGA approvals. The monitoring program shall include documentation of average weekday and 
weekend hourly traffic volumes and turning movement volumes for the weekday p.m. peak hour. 
Because MPR monitoring occurs the week prior to Labor Day, and through the Labor Day 
weekend, it is anticipated that to coordinate data collection, the UGA counts will be conducted 
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during the same period at the following locations and by the count method specified. To 
detennine the effects of school-related traffic, Mechanical Tube count data will also be collected 
the week of Labor Day at the locations indicated. A.M. peak hour turning movement counts will 
be made on the Wednesday or Thursday prior to Labor Day. Based on the results of monitoring, 
the City may add or delete monitoring locations it deems appropriate to track those locations 
where UGA and ::MPR traffic are expected to cause impacts. 

Trendwest and the City shall solicit comments from WSDOT, the City of Roslyn, the 
Town of South Cle Elum and the County (hereafter "Other Transportation Jurisdictions") on the 
scope of the monitoring program prior to its approval by the City and its implementation. The 
City will make a decision on the appropriate scope of the monitoring based on any input received 
from the Other Transportation Jurisdictions. 

If Trendwest uses material from the South Cle Elum gravel pit, then the monitoring 
program sball also include monitoring of the truck route through South Cle Elum. 

The Other Traffic Jurisdictions shall receive a copy of any monitoring report that 
addresses traffic within their jurisdiction and be provided an opportunity to comment. The City 
shall make a decision on the results of the monitoring program, including any decision to modify 
any of the traffic mitigation after consideration of input received. 
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Mechanical Tube Count Locations (capable of providing 15 minute interval data) 

UGA access( es) on Bullfrog Road 
MPR access( es) on Bullfrog Road 
UGA access(es) on SR 903. 
MPR access(es) on SR 903. 
UGA access to Ranger Station Road 
I-90 EB off-ramp at Bullfrog Road 
I-90 EB on-ramp at Bullfrog Road 
I-90 WB off-ramp at Bullfrog Road 
I-90 WB on-ramp at Bullfrog Road 
Bullfrog Road north ofl-90 
W. First Street east of WB I-90 on-ramp (Cle Elum) 
*Bullfrog Road south of SR-903 
*SR-903 east of Bullfrog Road 
*SR-903 west of Bullfrog Road 
S. Cle Elum Rd. south of W. 1st Street (Cle Elum) 
I-90 EB on-ramp at Oakes St interchange 
I-90 WB off-ramp at Oakes St interchange 
SR 903 between Horvat & Alaska 
*W. 2nd St. (SR-903) west of Oakes St. (Cle Elum) 
SR 903 west of SR 970 (Cle Elum) 

*Indicates locations that will be monitored the week of Labor Day 
to document the effects of traffic generated by the school. 

Intersections (Manual Turning Movement Counts) 

I-90 EB tamp at Bullfrog Rd. 
I-90 WB ramp at Bullfrog Rd. 
W. First St.IN. Pennsylvania 
SR-903 I Bullfrog Rd. 
W. First St/ Pine Street 
W. First St./ Ranger Station Road 
SR-903 I Pennsylvania (Roslyn) 
W. Second St. / S. Cle Elum Rd . 
. W. First St. / S. Cle Elum Rd. 
W. First St. IN. Oakes Ave. 
W. Second St./ N. Oakes Ave. 
UGA access(es) on Bullfrog Road 
UGA access(es) on SR 903. 
UGA access(es) to Ranger Station 

SR 903 and Pine Street 

93. . The Business Park developer shall submit with the first plat or binding site plan 
for the business park, a Transportation Demand Management plan ("TDM") to mitigate a portion 
of the impacts from the proposed business park development, including carpooling incentives, 
consideration of the feasibility of a shuttle service, bike racks and on-site facilities that 
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( encourage employees to walk, run or bike to work, and other measures reasonably designed to 
reduce the reliance on single occupancy vehicles to get to work. · Such TDM efforts may be 
coordinated with similar efforts on the J\.1PR. This TDM shall be reviewed and approved by the 
City as part of the first business park plat or binding site plan and where applicable, should be 
included in the terms of any sales or leases of business park property. 

94. Developer agrees to participate with the City and the School District in petitioning 
WSDOT to reduce the speed limit on SR 903 adjacent to the school property as needed to 
address potential safety concerns. Developer also agrees to work with the City through the 
monitoring program to collect information on the I-90 Bullfrog Westbound On Ramp and 
present this information to WSDOT as necessary to support revisions to the weigh station exit/on 
ramp configuration. 

GOVERNMENT FACILITIES AND SERVICES AND FISCAL IMPACTS MITIGATION 

95. Developer shall be responsible for the following costs associated with the 
government facilities and services. The costs shall be accounted for pursuant to the shortfall 
accounting methodology described in Condition 98 below. Where appropriate and available, the 
City will first consider and pursue acquisition of used or surplus equipment, if such equipment 
reasonably can meet the City's needs and specifications and if future replacement of such used or 
surplus equipment is not expected to occur until after City revenues are more than adequate to 
accommodate that future replacement. The MFSEP mitigation measures are, generally, as 
follows; · 

A. Development review and inspection costs shall be fully recovered as a 
processing cost, separate from short:full mitigation, except to the extent shortfall surpluses 
may be applied to future processing costs after termination as descnbed in Condition 
98(H). 

B. Law Enforcement Mitigation shall include in fiscal short:full accounting 
the costs for the personnel and equipment necessary to maintain a level of service 
standard of2 officers per 1,000 population, with the expected phase-in of new officers 
and associated equipment approximately as described below. The City may hire the 
additional officer sufficiently in advance of the threshold indicated so that all training is 
complete by the threshold point. 

i. First new officer when construction has commenced on a total of 
15 percent of the residential units; 

. ii. The second new officer when construction has commenced on 30 
percent of the residential units; 

m. The third new officer when construction has commenced on 45 
percent of the residential units; 

iv. The fourth new officer when construction has commenced on 60 
percent of the residential units; 

v. The fifth new officer when construction has commenced on75 
percent of the residential units; 
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vi. Officer training, fire arms and other officer equipment/accessories 
as each new officer is hired; 

vii. 1 patrol car for each 2 new officers, starting with the· first hire; 

viii. 1 4WD vehicle for each 2 new officers, starting with the second 
hire; and 

ix. Vehicle equipment for each vehicle purchased. 

C. Fire Protection Mitigation shall include in fiscal shortfall accounting the 
following costs for personnel, equipment and facilities at the thresholds indicated: 

i. The cost to repay $600,000 in general obligation bonds issued by 
the City to use with matching grant funds to remodel the main :fire/ambulance 
station.· 

ii. One-half of the funding for a full-time fire chief starting in the year 
construction commences. 

m. When construction commences, Developer will provide a 
minimum of2 new, fully-trained volunteer firefighters available to respond to 
calls and meet a 7:00 a.m. to 5:00 p.m. response level of service standard often 
minutes to the call location 90 percent of the time; or alternatively, ifDeveloper 
cannot provide volunteers that can meet the training and response level of service, 
then Developer will fund through the shortfall account one fully-trained full-time 
firefighter at the time construction commences. Response times will be 
monitored by the City to verify the level of service. Fully-trained means EMT 
and Firefighter I. 

iv. ,Developer will provide an additional 2 fully-trained volunteer 
firefighters by the time construction commences on any residential units in excess 
of33 percent of the residential units in the UGA that meet the same training and 
level of service standard as in iii; or, alternatively, if Developer cannot provide 
volunteers that can meet the training and response level of service, then 
Developer will fund through the shortfall account one fully-trained full-time 
firefighter. 

v. Developer will provide an additional 2 fully-trained volunteer 
firefighters by the time construction commences on any residential units in excess 
of60 percent of the residential units in the UGA that meet the same training and 
level of service standard as in. iii above; or, alternatively, if Developer cannot 
provide volunteers that can meet the training and response level of service, then 
Developer will fund through the shortfall account one fully-trained full-time 
firefighter. 

vi. Developer acknowledges that it may be necessary to provide 
firefighters in advance of the trigger points identified if necessary to ensure 
completion of the required training by those trigger points. 

vii. The costs associated with the training, firefighter clothing, and 
equipment for each volunteer or full-time firefighter as they are added. 
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Vlll, $20,000 toward the price of a brush truck/rescue vehicle when 
construction commences. 

ix. Developer will either make arrangement for the City to share the 
Fire District No. 7 fire tender included in the l\1PR mitigation, or provide funding 
through the shortfall account for a fire tender, when construction commences. 

D. Public Works mitigation shall include in the fiscal shortfall accounting the 
costs for the following personnel, equipment, and facilities at the appropriate thresholds 
indicated: 

i. A street sweeper in the first season when street sweeping is 
required after the City has assumed maintenance responsibility for street sweeping 
intheUGA. 

ii. A snow plow (road grader with wing) in the first winter when the 
City has assumed responsibility for snow removal on roads in the UGA. 

Ill. A front-end loader in the first winter when the City has assumed 
responsibility for snow removal on roads in the UGA. 

iv. A dump truck/sander with blade in the first winter when the City 
has assumed responsibility for snow removal on roads in the UGA. 

v. The fiscal shortfall accounting shall also include the cost of 
appropriate equipment to handle snow removal on the pedestrian/bike trail located 
in the public right of way adjacent to the arterials in the first winter when the City 
has assumed responsibility for snow removal on these pedestrian trails in the 
UGA. 

vi. A mower in the first season when the City has assumed 
maintenance responsibility for park areas or landscaped areas in the UGA. 

vii. One full time public works staff person in the first year the City 
has assumed any maintenance responsibilities for the streets and/or the parks 
within the UGA. 

V1l1. A four bay lean-to storage facility to be constructed at the water 
treatment plant site at the time the City acquires any of the public works 
equipment listed above. 

E. . Funding for the City Administrator position and the City Planner position 
shall be continued as part of the overall shortfall accounting and mitigation described in 
Condition 98. 

F. Funding for an appropriate share ofgene,ral govenunent personnel, 
equipment, and/or facilities based on the UGA's proportionate share of the City 
population as described in the FEIS fiscal appendix. 

96. Developer or the Parcel Developer shall pay all City costs, including reasonable 
staff and consuhant fees associated with the City's review and processing. of implementing 
development permits such as plats, binding site plans and that portion of building and grading 
pennit reviews that relate to assessing consistency with Master Site Plan Approval Conditions 
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pursuant to the provisions of the Restated and Amended Agreement for Payment of Professional, 
Staff and Consultant Services dated August 27, 2002, a copy of which is attached as Attachment 
6 ("Processing Costs"). Building Code reviews shall be covered by the standard building permit 
fee. In addition, Developer shall be responsible for all reasonable staff and consultant costs to 
prepare and implement any implementing agreements or programs identified in the Conditions of 
Approval, such as the monitoring program(s). 

97. Capital and Operation and Maintenance costs associated with water and sewer 
utilities are or will be covered under separate agreements. 

98. City Facility and Services Shortfall. The UGA EIS projects a shortfall between 
projected project revenues and project expenses, especially during the first few years of project 
development, based onthe EIS's estimate of project buildout. Prior to the first Master Plat 
Approval, Developer and City shall establish a shortfall mitigation accounting system as follows: 

A. The City will quantify shortfalls based on actual revenues and 
expenditures associated with the project. 

B.. The City will institute an accounting procedure consistent with the fund 
accounting requirements of State law. The City will establish a separate fund called the 
"UGA Fundlt as a"regular operating fund of the City, similar to the system established by 
the City of Snoqualmie and previously approved by the State Auditor. 

C. The City will credit the UGA Fund with revenues coming to the City from 
UGA development activity and charge this fund with expenses required to provide 
services to the UGA. At the erid of each month, if the revenues posted to the fund, 
together with any previous balance, are insufficient to pay the expenses posted to the 
fund, then Developer will pay the difference as shortfall mitigation. If revenues exceed 
expenses, then a credit balance will be carried forward into the next month. 

D. In setting its property tax levy amount each year, the City shall include all 
new construction and annexation valuations from the previous year. 

E. The City will allocate revenues and expenditures between the existing City 
and the UGA as follows: 

i. Property Tax Revenues. The City shall identify which property 
parcels are located in the UGA and obtain the total assessed valuation of those 
parcels from the Kittitas County Assessor. The City will include new 
construction values and annexation values in the property tax calculations. At the 
beginning of each year, a percentage of UGA assessed valuation will be 
calculated and each property tax distnbution during that year is multiplied by this 
percentage and the resulting revenue credited to the UGA.Fund. 

ii. Utility Tax Revenues. City utility taxes are an important source of 
recurring revenues. The City currently levies the following utility taxes: 6 
percent on electric, telephone, and cable TV service; and 4.percent on water and 
sewer service. Monthly taxes from utility services to the UGA shall be credited to 
the UGA Fund. 

31 



I 
\ 

m. Sales Tax Revenues. Each taxable sale which occurs within the 
boundaries of the UGA shall be credited to the UGA Fund. Most of the 
construction activity to build the UGA will be taxable as well as sales made by 
any businesses which locate in the UGA. Sales tax distribution data is available 
from the State Department of Revenue. Taxpayers are identified by their UBI 
number. Through the process of issuing building permits and by onsite 
inspection, the City shall obtain the UBI numbers or names of all contractors 
which will construct the UGA and of all businesses which operate in the UGA 
when it is developed. Once the City has identified the companies doing business 
in the UGA, the monthly sales tax distribution shall be divided between the UGA 
and the existing City. In addition to firms working o site in the UGA, there will 
be other firms in the City which make sales in the UGA or in the MPR The City 
and Developer will jointly develop procedures for crediting sales tax receipts to 
the UGA fund for such companies. The initial approach will be to mail a short 
questionnaire to all City of Cle Elum sales tax accounts which report under the 
following SIC codes: 15, 16, 17,503,506,507, 52, and 57. This questionnaire 
will ask the taxpayer to identify taxes from sales which occurred in the UGA or 
the MPR Amounts provided on this questionnaire will also be credited the UGA 
with care taken to insure the same amounts are not credited twice. Developer will 
also obtain information from general contractors on the names of subcontractors 
and suppliers doing business in the UGA and the MPR. Sales from these 
companies will be credited to the UGA fund even if they do not return the 
questionnaire. In addition, the City and Developer agree to jointly ask the 
Department of Revenue to interpret sales tax rules and/or to grant a waiver that 
will strive to attribute the maximum amount of sales tax revenue in the City 
associated with the UGA construction to the UGA Fund, including, if possible, a 
method to permit speculative homebuilders in the UGA to not pay sales tax on 
materials purchased in the existing City at the time of materials purchase, but 
instead to pay the sales tax at the time and place of construction in the UGA. If 
the City and Developer cannot obtain Department of Revenue approval for such 
interpretation or waiver of,sales tax collection and reporting, then the City agrees 
to credit to the UGA Fund any construction sales tax amounts which Developer 
can conclusively segregate and demonstrate that they were received by the City, 
although paid on transactions that occurred in the existing City, rather than in the 
UGA 

iv. Real Estate Excise Tax (REET) Revenues. Each property parcel in 
the UGA which is sold is subject to the City's REET. This means initial lot sales 
and re-sales after the lots have been developed. The County collects this tax and 
distributes a share to the City. The City shall obtain a listing of sales from the 
County recorders office each month. It can then calculate what percentage of the 
total REET tax is from the UGA and credit that amount to the UGA Fund. 
Because use ofREET funds is restricted by State law, the City will allocate REET 
funds received from property within the UGA to appropriate capital expenditures 
to ensure all of these funds, to the maximum extent feasible, are used towards 
Trendwest-required mitigation. 

v. State Shared Revenues. State shared revenues include liquor 
excise tax, liquor profits tax, and motor vehicle fuel tax. These revenues are 
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distributed based on the population of the City. The State of Washington Office 
of Financial Management certified population on April first of each year is used 
to distnbute State-shared revenues in the next year. Therefore, each April first, 
the City shall determine what percentage of its certified population lives in the 
UGA. That percentage would then be multiplied by the revenues received in the 
next year and the resulting amount credited to the UGA Fund. 

vi. Other Revenues. Other City revenues such as Charges for 
Services, Fines and Forfeits, and Miscellaneous will increase as occupancy and 
population of the UGA increase. The best early indication of this is utility 
connections. Therefore, these revenues will be allocated between the general 
fund ~d the UGA Fund based on the ratio of utility connections in the UGA to 
total utility connections in the City. Any revenues which can be identified as 
specifically coming from the UGA development should be credited directly to the 
UGA Fund and not allocated by utility connections. 

vii. Reven~e Transfers. To simplify recording of revenue, the City 
will initially deposit all revenues in the general, street, and capital projects funds 
as they have in the past. Then revenues will be transferred to the UGA Fund as 
descn"bed above. This leaves a clear audit trail of how revenues are apportioned 
and allows the City to record the revenues before it knows how they will be 
distnbuted. Attachment 7 shows an example of the revenue transfer calculations 
used at the City of Snoqualmie. A similar format will be used in Cle Elum. 

vm. · Processing Expenditures. Expenditures related to processing the 
UGA development which includes items such as any supplemental environmental 
review required by the Development Agreement, utility planning, development 
permits, and approvals, etc. should be budgeted for and expensed in the UGA 
Fund, but should be identified separately from service expenditures. These 
expenditures are 100 percent the responsibility of Developer and are not subject to 
reimbursement, or credit against any monthly surplus except as provided in 
Condition 98H upon termination of the shortfall mitigation. 

ix. . Service Expenditures. Expenditures which are incurred to provide 
municipal services to .the UGA development such as fire, police, street 
maintenance, etc. should also be charged to the UGA Fund, but in a parallel set of 
accounts so they can be identified separately from processing expenses. · 

x. Expense Transfers. If an expense is 100 percent related to the 
UGA development and is not expected to continue after the shortfall period ends, 
then it should all be budgeted in the UGA Fund. UGA expenses which are 
expected to continue after the shortfall period ends should be budgeted in the 
general fund ( or other appropriate fund) and a portion should be transferred to the 
UGA Fund each month. For example, if a new permanent position utility worker 
is hired to work 50 percent on existing City projects and 50 percent on UGA 
activities, it should be budgeted in the general fund and 50 percent of its expenses 
transferred to the UGA Fund each month. When the shortfall period ends, the 
expense transfers will also end and the position will already be budgeted in the 
correct fund. 
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In some cases, it may be necessary to charge the UGA Fund based 
on hours worked. For example, if the planner position is fully funded by 
Developer but works on another project, Developer should not be c_harged for that 
time.· Therefore, the planner's monthly salary and benefits should be prorated 
between the general fund and the UGA expense fund based on hours worked. 
This could be done at the end of the month by expense transfer. 

F. UGA Fund Monthly Reconciliation and Transfer Statement. At the end of 
each month after all the revenues and expenditures have been allocated between the UGA 
Fund and · other City funds, a reconciliation and shortfall transfer statement shall be 
prepared. Attachment 8 is an example of the statement fonnat used at the City of 1 

Snoqualmie for a similar shortfall accounting process. It is designed to work within the 
usual municipal accounting· cycle. It will be adapted for use in Cle Elum. The following 
describes how the form works: 

i. Line 1 - Beginning cash balance in the· UGA Fund. 

11. Line 2 - Revenue deposits as described above. 

iii. Line 3 - Developer payments during the prior month. 

1v. Line 4 - Total cash available. 

v. Line 5 - Payments to consultants. These are payments to consultants made 
in the current accounting month for work done the month prior. 

vi. Line 6 - Interfund expense transfers. These are expenditures budgeted in 
another fund but payable by the UGA Fund. 

vii. Line 7 - Salaries and benefits. This can be expenses budgeted in the UGA 
Fund or budgeted in another fund and transferred to the UGA Fund. 

vm. Line 8 - Subtotal of expenditures. 

ix. Line 9 - Ending cash balance. 

x. Line 10 :- Consultant charges held for payment. These are invoices for 
work done in the current accounting month that will be paid in the new 
accounting month. For example, consultant services billings for the 
month of November are received and usually paid in December before any 
additional shortfull payments are made. Therefore, these invoices are 
included since they will be paid in the current month. 

xi. Line 11 - Required ending balance. This is equal to the held consultant 
charges plus an amount to provide cash flow to the fund of$50,000. This 
provides a buffer in case a late bill shall be paid, etc. 

x11. Line 12 - Developer transfer payment. This is equal to the required ending 
balance line 11 minus the actual ending balance, line 9. 

XIIL Lines 13 through 18 provide a running total of shortfall payments made 
which will be unnecessary in Cle Elum. 
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The transfer statement should be submitted by the 15th of the month, and 
any amounts due from Developer shall be paid by the 25th of the month by wire 
transfer. Supporting documents will be provided to Developer wi~ the statement. 

G. Approval of Expenditures. Expenditures identified in Condition 95 are 
considered approved and may be incurred by the City at its sole discretion when it 
determines they are necessary in accordance with the guidelines of the Development 
Agreement and these Conditions of Approval. Other expenditures may be incurred at the 
discretion ofthe City, but are subject to prior approval by Developer. If Developer and 
the City cannot agree on whether to incur an expenditure, the issue should be submitted 
to mediation as follows: · 

i. The City and Developer shall each pick one person to serve on a 
mediation panel. The two panel members thus selected shall select a third 
member. The panelwill review the proposed expenditure with special attention to 
documented need and consistency with municipal service levels at other similarly 
sized cities. The panel may deny the expenditure, approve it, or recommend a 
modification to it. 

ii. The costs of this panel, if needed, will be considered a UGA 
expense and included as an expenditure in the UGA Fund. 

H. Termination of Shortfall Mitigation. Developer's obligations to make 
shortfall payments will end when both of the following are satisfied: (1) The end of any 
12 consecutive month period in which UGA revenues exceed UGA expenses, and (2) 
Property tax revenues from the UGA are at least $367,000 and the City haslevied all new 
construction and other increases in assessed value not subject to the 1 percent property 
tax limit law. 

I. Processing costs for development approvals and construction permits for 
the UGA development shall not be included in any shortfall accounting, provided that 
any fees received by the City from any third party for the services of City staff that are 
otherwise fully funded by Developer pursuant to separate agreement between the City 
and Developer shall be credited against the costs otherwise owed by Developer for such 
City staff positions. After termination of the shortfall mitigation as described in 
Condition 98H, the surplus at the time of termination may be credited to future 
. processing costs. 

· J. If the City has bonding capacity for capital facilities, other than sewer and 
water facilities, which are or will be the subject of separate agreements, the City agrees to 
issue bonds for the improvement. An appropriate share of debt service on such bonds 
will be included as a Developer cost and subject to the shortfall mitigation. 

K. Provision shall be made for Developer's fiscal monitoring consultant to 
have access to detailed monthly local sales tax reports and other appropriate tax 
information to assist the·City and Developer to assure that all taxes due to the City are 
properly reported and collected. 
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I 99. The Developer and the School District shall enter into a School District 
Mitigation Agreement substantially in the form described in Attachment 9 prior to the first 
residential final plat: Trendwest shall provide the City an annual statement of compliance with 
the School Mitigation Agreement between Trendwest and the School District, with a copy to the 
School District. Failure of the School District to object within thirty days after the date of receipt .. 
of the statement shall be deemed sufficient reason for the City to rely on the Statement of 
Compliance for subsequent permit reviews. 

100. The Developer and the Hospital District shall enter into a Hospital District 
Mitigation Agreement substantially in the form descn"bed in Attachment 10 prior to the :first 
residential final plat. 

101. Per call costs associated with Kittcomm Services shall be tracked and included 
within the proposed shortfall mitigation accounting procedures. 

102. The City and the Developer acknowledge that grants or other sources of public 
funding should be applied first to the City share of any public facility or service obligation and 
then, if there is any excess beyond the City share, to Developer's share. · 

103. The City agrees to take steps required to establish reasonable and legally 
defensible means to obtain pro"-rata shares for public facilities and services from other new 
development or regional users who benefit from the facility or service expansion, provided 
nothing in this Condition should be construed to obligate the City to establish such a measure 
without complying with all constitutional and statutory requirements for consideration of such 
mechanisms and only if the City then determines, in its sole discretion, that establishment of the 
reimbursement mechanism and the associated costs are consistent with those requirements. 

BUILDING PERMITS AND FIRE SAFETY CONSTRUCTION 

104. Building permit applications shall be subject to the building codes in effect on the 
date of the complete building permit application. 

105. Washington Department of Natural Resources Industrial Precautions shall apply 
to all equipment and clearing and grading activities within the UGA until hydrants are 
operational. 

106. The land stewardship plan required by the Cooperative Agreement, including a 
plan for control of noxious weeds, shall apply to construction within the UGA. 

107. Land Clearing debris shall be disposed of consistent with the priorities required in 
Section 1.152 of the RIDGE Settlement Agreement. 

108. Any emergency vehicle access other than the public rights-of-way shall be 
coordinated with the City of Cle Elum and the Kittitas County Fire Marshall. 

109. Prior to the first preliminary plat or building permit application for residential 
construction, the development standards shall be supplemented to include recommendations or 
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requirements for vegetative clearance, defensible space and structural designs and materials 
consistent with the Recommendations for Fire Safety and Prevention of Forest and Range Land 
in Kittitas County Including Rural, Commercial, and Private Development (updated March 
1999). All construction, including single-family residential construction, shall meet the 
requirements of the Uniform Fire Code, including the option of sprinklering single-family 
construction if reduced fire flow is provided. Road Standards shall be as provided in the 
Development Standards, Attachment 2. 

UTILITIES 

110. Consistent with the Transfer of Obligations provisions of the Development 
Agreement, Developer or the individual parcel developer, whichever is applicable, shall be 
responsible for all of the costs to construct all water, sewer and storm.water facilities on site, in 
the general facility locations shown in Attachments 11, 12 and 13. Said utilities shall be 
constructed consistent with these Conditions, the Development Standards (Attachment 2), and 
the Site Engineering Technical Report attached as Appendix E to the FEIS. 

111. Water Supply and Treatment Mitigation Measures are covered in the separate 
water agreements identified in Conditions 64 and 65. 

112. Wastewater Treatment Mitigation Measures are covered in the Interim 
Wastewater Treatment Facility Project Development Agreement between Cle Elum, South Cle 
Elum and Trendwest, dated 7 /26/00, and will be :further addressed in a future Regional 
Wastewater Treatment Agreement(s) as necessary to provide adequate treatment capacity for 
UG:A development. 

113. Developer shall coordinate with private utility providers to provide for electricity, 
natural gas and telecommunications. All service lines shall be installed underground. Any 
utility providers within the public right-of-way in the UGA property shall be subject to the terms 
of any applicable City utility :franchise agreement now or hereafter executed by the City. 

114; Developer shall ·contribute its pro-rata share to the costs to construct 
improvements to the solid waste transfer station, consistent with the requirements described in 
the Kittitas County Solid Waste Management Plan Amendment for the Trendwest MPR and 
UGA dated November 2000. Developer shall further handle all construction debris, shall 
separate recyclable materials and shall otherwise handle all of its solid waste and household · 
hazardous waste consistent with the requirements for such handling in the Kittitas County Solid 
Waste Management Plan. The same requirements shall apply to development of the business 
park parcel, based on its pro-rata share. 

115. Issuance of Certificates of Sewer Availability for the MPR and UGA combined 
shall be based. initially on the capacity available to Developer pursuant to the terms of the Interim 
Wastewater Treatment Facilities Project Development Agreement dated July 26, 2000. Once the 
City and Developer have executed an agreement for wastewater treatment service provided by 
the Regional Wastewater Treatment facility, issuance of Certificates of Sewer Availability shall 
be governed by the provisions of that agreement. 
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GENERAL PROVISIONS 

116. Definitions 

A. 11Developer" shall mean Trendwest Investments, Inc. and Trendwest 
Properties, Inc., as owner and developer of the real property descn'bed in Attachment 14, 
together with their successors and assigns to all or any portion of the UGA property, 
provided that nothing in this definition shall be construed to alter any of the requirements 
for transfers of obligations as described in the Development Agreement for the UGA 
Property. 

B. Plural shall include the singular and vice-versa. 

C. Masculine shall include the feminine and vice-versa 

D. UGA Property shall mean the real property described in the legal 
description attached to these Condit.ions as Attachment 14. 

E. "Master Plat" shall refer to the initial subdivision of Developer ownership 
into the individual development parcels generally as shown on Attachment 1, as required 
by the Development Agreement. 

117. · The terms of the Preannexation Agreement dated July 26, 2000 have been 
satisfied upon annexation of the UGA Property and with imposition of these Conditions of 
Approval and the associated Development Agreement, provided that, if Developer does not 
proceed with development of the UGA and elects to terminate the Master Site Plan: Approval and 
the Development Agreement, Trendwest shall be obligated to reimburse the City for all its 
expenses reasonably incurred in an effort to restore the City to its pre-Trendwest fiscal condition, 
as described in the Section 10.6 of the Development Agreement, or in separate infrastructure 
agreements. 

118. For purposes of these Conditions, any Condition that references review and 
approval by the City, without specifying which entity in the City, shall n:tean review and 
approval by the same City entity that is responsible by City ordinance for the associated permit 
or decision that triggered the review. If there is no associated permit or decision triggering the 
Condition, then review and approval by the City shall mean review and recommendation by the 
City staff with decision by the City Council. 

119. These Conditions shall be interpreted, to the maximum extent feasible to be 
consistent with the terms of the Development Agreement between the City of Cle Elum and 
Trendwest, dated August 27, 2002. 

120. This Master Site Plan Approval is based on the maximum size lMPR as defined in 
the RIDGE Settlement Agreement. If, for any reason, Developer applies for preliminary plats or 
construction permits for development in excess of the limits established in the RIDGE 
Settlement Agreement or contrary to any of the Trendwest obligations identified in Section 1 of 
the RIDGE Settlement Agreement that could have different cumulative impacts from those 
identified in the FEIS~ then no new development or construction permits shall be issued in the 
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UGA site unless and until the City has determined whether additional SEP A review and/or 
mitigation measures are required to address unanticipated cumulative impacts of the increased 
size or revised MPR and the City has completed any necessary review and impose<! any 
necessary mitigation measures. 
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ATTACHMENTS TO CONDITIONS 

1. Master Site Plan 

2. Development Standards 

3. 12/17/99 Mediation and Arbitration Agreement 

4. Trail and Pedestrian Circulation Plan 

5. Draft MountainStar MPR Transportation Monitoring Program dated 
4/30/02 

6. Restated and Amended Agreement for Payment of Professional, Staff, & 
Consultant Services dated August 27, 2002. · 

7. Sample Snoqualmie Expense Fund Reconciliation and Transfer Statement 

8. Sample Snoqualmie Shortfall Transfer Statement 

9. School District Mitigation 

10. Hospital District Mitigation 

11. Preliminary Water Plan 

12. Preliminary Sewer Plan 

13. Preliminary Stormwater Plan 

14. Trendwest UGA Property Legal Description 

40 



ATTACHMENT 1 

Master Site Plan 



ATTACHMENT 1 

Master Site Plan 



LAND USE SUMMARY 

RESIDENTIAL USES 

Single Family Residential 
Multi-Family Residential 
Affordable Residential 
Subtotal 

NON-RESIDENTIAL USES: Trendwest Facilities 

Neighborhood Clubhouse & Lake 

Recreation Expansion 

Subtotal 

OTHER USES 

Community Recreation Center 
School Expansion · 
Cemetery Expansion 

Business Park 
Water Treatment Plant 

Reserve 

Subtotal 

OPEN SPACE 

Undeveloped Open Space 
Buffers / Steep Slope Areas 
Powerline R.O.W. 
Residential Buffers 

Subtotal 

Total 

AREA 
(Acres) 

165 
56 
7.5 

228.5 (20.87.) 

18 
10.5 

28.5 (2.6%) 

12 
35 
10 

75 
12 

175 

319 (29.0%) 

246 
172 

37 
69 

524 (47.67.) 

1100 (100%) 

Quantity 
Proposed 

810 Units 
524 Units 

• 
1334 Units 

950,000 SF 

1334 Units 

• 50 Units of Affordable Housing not included in total units 

ACKWORTH 
A fc H (TE CT U A E •PL A. N NIN Ci• PS 

MPR 
ENTRANCE 

Cle Elum UGA 

• • 

..... 

I 
. ., .. ' 
.: I' SCHOOL'­tt EXPA:-iSION " ·· -·· 

Trendwest Master Site Plan Application 

EXISTING 
SCHOOL 

"-._ 

RESIDENTIAL USES 

Housing Type Gross 
Acreage 
(Acres) 

Approximate 
Unit Yield 

. Density 
(Dwelling Units 

Per Acre) 

Single Family 

Parcel P-1 30.1 120 2-5 DU/Acre 

Parcel P-2 39.3 184 2-5 DU/Acre 

Parcel P-3 19.4 116 3-7 DU/Acre 

Parcel P-4 31.1 144 3-7 . DU/ Acre 

Parcel S-1 17.7 96 3-7 DU/Acre 

Parcel S-2 27.4 146 3-7 DU/Acre 

Multi-Family 

Parcel B 17.3 150 6-15 DU/Acre 

Parcel J 17.6 164 8-15 DU/Acre 

Parcel M 21.l 210 8-15 DU/Acre 

Affordable 

Parcel A 7.5 5-8 DU/Acre . 

Total 228.5 1334 2-15 DU/Acre 

* 50 Units of Affordable Housing not included in total units 

600 1800 

0 1200 

1 INCH= 1200 FEET 

Single Family Residential 
Multi-Family Residential 

0 Business Park 

Attachment 1 

Master Site Plan 
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DEVELOPMENT STANDARDS CLE ELUM UGA TRENDWEST MASTER SITE 
PLAN: 

The following language is inserted on page 8, section 3, right after the paragraph ending " . . . 
Tables 3-1, 3-2, and 3-3.": 

In the event connecting road alignments are determined not to be reasonably 
feasible after City review, a limited number of cul-de-sacs may be allowed. When 
allowed, cul-de-sacs shall not exceed 1000 feet in length. Cul-de-sacs more than 
600 feet in length shall have emergency turnarounds at intervals not to exceed 600 
feet. Residential local access standards of Table 3-3 shall apply to cul-de-sacs. 
The minimum centerline radius of cul-de-sacs to face of curb shall be 45 feet. 
Center planter islands shall be allowed. If deemed necessary to address potential 
fire safety concerns at a particular cul-de-sac location, the City may require a 
secondary emergency access. 



DEVELOPMENT STANDARDS CLE ELUM UGA TRENDWEST MASTER SITE 
PLAN: 

The following language is inserted on page 8, section 3, right after the paragraph ending " . .. 
Tables 3-1, 3-2, and 3-3.": 

In the event connecting road alignments are determined not to be reasonably 
feasible after City review, a limited number of cul-de-sacs may be allowed. When 
allowed, cul-de-sacs shall not exceed 1000 feet in length. Cul-de-sacs more than 
600 feet in length shall have emergency turnarounds at intervals not to exceed 600 
feel Residential local access standards of Table 3-3 shall apply to cul-de-eacs. 
The minimum centerline radius of cul-de-sacs to face of curb shall be 45 feet. 
Center planter islands shall be allowed. If deemed necessary to address potential 
fire safety concerns at lt particular cul-de-sac location, the City may require a 
secondary emergency access. 
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Section 1 - Introduction 

Purpose of Development Standards 

Development Standards 
Cle Elum UGA 

The following development standards shall apply to the development and design of the Cle Elum 
Urban Growth Area (UGA) Trendwest Master Site Plan addressed in the Development 
Agreement between Trendwest and the City of Cle Elum. These development standards are 
intended to ensure that the UGA develops in a manner that maintains the value of the project and 
its distinctiveness over the long-term. The UGA development standards establish the 
construction criteria and design guidelines to implement the UGA · Master Plan. These 
development standards will provide greater predictability to Trendwest, the City and other 
reviewing agencies, and the public regarding the standards to be used in implementing the UGA. 

The purpose of these documents is to standardize design and construction elements, where 
necessary, for consistency and to assure as much as practical, that the minimum requirements of 
the public are met. These purposes include: 

> Safety. 
> Predictability. 
> Pleasant appearance. 
> Economical construction and maintenance. 
> Facilities that perform over the project's design life. 

These standards are also intended to serve as a basis and guideline for City review of specific site 
development plans and other subsequent approvals as defined in the Pre-Annexation Agreement, 
the Development Agreement, and the Conditions of approval to implement the project's 
conceptual master plan. 

Changes and Amendments to Standards 

Changes or amendments to standards may be necessary during the project development period. 
The procedure and process for such changes are described in the Development Agreement. 

Governing Documents 

These Development Standards are one of several documents regulating the UGA project. Other 
standards include the following: 

> City of Cle Elum, Construction Standards for the Private Construction of Public Facilities 
for Properties Subject to the Cle Elum UGA Master Site Plan, May 2002 (Attached hereto as 
Appendix B ). 

> Standard Specifications for Road, Bridge and Municipal Construction (Standard 
Specifications), latest edition, Washington State Department of Transportation 
(WSDOT)/American Public Works Association (APWA). 
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Section 1 - Introduction 
Development Standards 

Cle Elum UGA 

~ The Stormwater Management Manual for Western Washington 2001, August 2001, 
Washington State Department of Ecology (or, after City review and acceptance, the Final 
Stormwater Manual for Eastern Washington when published by the Department of Ecology). 

~ Amendment to the Comprehensive Water Plan, City of Cle Elum and Town of South Cle 
Elum, to be prepared by Huibregtse Louman and Associates. 

~ Water System Design Manual (DOH Manual), Washington State Department of Health, June 
1999. 

~ Criteria for Sewage Works Design: Water Quality Program, Washington State Department of 
Ecology, Publication No. 98-37 WQ, December 1998. 

~ City of Cle Elum Code. 

In the event that a specific standard is not listed herein, the requirements of the City of Cle Elum 
Municipal Code shall apply. 

Preliminary Plat Engineering Submittals 

Preliminary stormwater management, road, water and sewer plans, as well as a preliminary 
clearing and grading plan, shall be submitted with each preliminary plat. The intent of the 
preliminary plans will be to demonstrate compliance with applicable conditions, development 
standards and construction standards and to show the design concepts for plat grading and 
·specified utilities. 

General Warranties and Requirements for Bonding Improvements 

General Warranties and Requirements for Bonding Improvements: 

A. All required public improvements shall be completed and accepted by the City prior to final 
plat or the developer may provide a bond or other adequate assurance for the completion of 
the public improvements such as a letter or credit or account set aside for the required 
improvements consistent with the following requirements: 

1. Prior to final plat approval the developer shall submit for city review and approval the 
required engineering plans for the improvements along with the engineering estimate for 
all construction costs. The construction cost estimate shall include construction 
management costs of 10%, shall consider costs as if the improvement were to be 
constructed as a public project, and shall also consider the likelihood of cost fluctuations 
during the bonding period based on past and projected experience. ~ 

2. The construction guarantee shall be 125% of the engineer's estimated cost. 
3. The final plat and the terms of the construction guarantee shall include the requirement 

that all improvements except for the final lift of pavement on public roads shall be 
completed within 18 months of the final plat approval. The final pavement lift shall be 
completed within 24 months of final plat approval. If the required improvements are not 
completed within the established· time frames the City shall have the unilateral right to 
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Section 1 - Introduction 
Development Standards 

Cle Elum UGA 

exercise the construction guarantee and complete the improvements. The City may accept 
final improvements when they are able to provide the public service for which they were 
intended, although the City is not obligated to accept the final improvements until after 
they are 100 percent complete, including final pavement lift . . The level of completion for 
acceptance of specific improvements may be further defined in developer extension 
agreements for specific improvements. 

4. In no event shall the developer, or its successors or assigns, at any singie point in time be 
entitled to have received final plat approval for more than 250 single family residential 

. lots pursuant to this option to bond instead of construct those plat improvements required 
for occupancy. 

5. For any final plats that include bonding or other financial assurance instead of completion 
of the required improvements prior to final plat approval, the developer shall provide any 
required disclosures and shall record notice on title as part of the final plat recording 
indicating that the required improvements have not been completed, and are subject to a 
bond for completion. 

6. In no event shall this bonding standard be interpreted to permit occupancy of any unit or 
development prior to completion of the required utility and access infrastructure. For 
purposes of this condition, "required utility and access infrastructure" shall include 
utilities, curbs, gutters, sidewalks and streets through base course (first pavement lift). 
Occupancy may be permitted before completion of landscaping and final pavement lift, 
and the outstanding bond amount may be adjusted upon occupancy so as to be sufficient 
to cover only the outstanding landscaping and final lift requirements. 

7. In conjunction with the bond or other financial assurance, Developer shall execute an 
indemnification agreement that holds the City of Cle Elum harmless for any claim for 
damages for failure to complete the required infrastructure, including costs to defend 
against any such claim. 

B. Maintenance and correction of improvements: 
Following completion and acceptance of the improvements the developer shall be 
responsible for: 

I. Correcting any defect in materials and/or workmanship arising within two years 
following completion and acceptance of the improvements; 

2. Protecting all improvements from loss or damage during construction, filling, grading, 
landscaping or other work within or adjacent to the subdivision; 

3. If any repairs are made the two-year period shall be restarted for the improvement being 
repaired.· 

4. Guarantee and Security: The applicant shall secure a maintenance bond in favor of the 
city or shall provide an alternate security in a form acceptable to the city attorney to 
guarantee the successful operation of any required improvements for two years, and 
assuring the correction or repair of any defects in workmanship or material appearance 
within the two year period. The amount and conditions of the maintenance bond or other 
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Section 1 - Introduction 
Development Standards 

Cle Elum UGA 

approved security shall be ten percent of the cost of construction of the improvements as 
accepted by the city or the documented construction costs; 
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Development Standards 
Section 2 - Clearing, Grading, Erosion and Sedimentation Control Cle Elum UGA 

General Description and Requirements 

In order to maintain the natural setting of the project, the extent of clearing associated with 
project construction should be kept to reasonable minimums throughout project design and 
implementation. The standards established by this Section represent the standards for design and 
construction of temporary erosion and sedimentation control (TESC) facilities for the project. At 
all times, it is the responsibility of the developer to maintain any and all facilities, as necessary, 
to prevent siltation of natural and constructed drainage courses. 

TESC Best Management Practices (BMPs) ·will conform to the requirements set forth in the 
Washington State Department of Ecology (DOE) publication, Stormwater Management Manual 
for Western Washington 2001, August 2001 (or, after City review and acceptance, the Final 
Stormwater Manual for Eastern Washington when published by the Department of Ecology) 
(SWMM). These BMPs fall into three categories: 

> Cover Practices 
> Erosion Control 
> Sediment Detention 

All requirements in these categories shall apply to new development projects. In addition, the 
following specific requirements shall be a part of the TESC program: 

> Temporary infiltration facilities shall not be used as permanent facilities. 
> Special attention will be given to disturbed loess material (relatively loose, silty, fine sand or 

sandy silt material that mantles the glacial deposits) for dust control. 
> Consideration shall be given to adding new and effective BMPs, not listed in DOE SWMM, 

as they are proven effective. 
> TESC plans and specifications shall be updated periodically to reflect experience gained 

from project construction. . 
> Pre-construction orientation of site work contractors in TESC requirements. 
> Monitoring and maintenance of TESC provisions. 

An individual NPDES (National Pollution Discharge Elimination System Permit) for Trendwest 
Properties, Inc., portions of the UGA shall be obtained from Ecology. This permit shall be in 
place prior to initiation of grading operations. A TESC plan will be prepared as a part of the 
NPDES permit application. A Stonnwater Pollution Prevention Plan (SWPPP) will also be 
prepared as an integral part of the TESC Plan. The TESC Plan will be updated animally in 
anticipation of specific construction planned for that year. 

A dust control and emissions control plan shall be prepared and submitted with the initial site 
improvement construction plans. This plan shall provide for the following: 

> Program for dust suppression for areas of exposed soils. 
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Development Standards 
Section 2 - Grading, Erosion and Sedimentation Control Cle Elum UGA 

> Program and schedule for road sweeping. 
> Program for truck wheel cleaning before exiting onto local roads. 
> Program for burning of land clearing debris. 
> Program to maintain construction eqaj.pment so that emissions are within manufacturer's 

specified levels for the equipment. 
> Program for construction entrances 

Land clearing debris shall be disposed ofby the following methods, with priority given to non­
burning methods: 

> As determined by Trendwest, wood debris of appropriate size shall be made available as fire 
wood for use in common areas of the MPR and for appropriate off-site users. 

> Chipping of land-clearing debris for .use as mulch for trails and landscaping on-site, and/or 
made available for off-site use. 

> Haul of land clearing debris off-site for use as pulp, or other allowable use. 
> Pile and abandon some of the forest residue to provide for wildlife habitat. 
> Burning. 
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Section 3 - Roads and Non-Motorized Facilities 

General Description 

Development Standards 
Cle Elum UGA 

The purpose of this section is to provide a foundation for the development of an integrated, fully 
accessible transportation system that addresses the goals and vision of the UGA. The 
components of this transportation system include: 

)"' Roadways. 
)"' Pedestrian trails. 
)"' Bicycle trails. 
)"' Equestrian trails. 

These Development Standards address standards for the proposed public roadways, pedestrian, 
bicycle, nature and equestrian trails within the UGA. 

General Considerations 

The design objectives for the UGA roadway system center on: 

)"' Safety 
)"' Provisions for snow storage and removal 
)"' Fire and emergency vehicle access 
)"' Traffic circulation 

· )"' Pedestrian and bicycle circulation 

A roadway phasing plan shall be submitted with the Master Plat. The roadway phasing plan will 
consider access and circulation needs as well as the phasing requirements of utilities to be 
located within the roadways. In general, the collector arterial connecting SR903 at the business 
park with Bullfrog Road (easterly intersection), and the roadway connecting that arterial to 
Ranger Station Road, will be constructed first. At the City's discretion, the arterial connecting 
SR903 at the business park with Bullfrog Road ( easterly in~ersection) may be closed to public 
traffic initially to protect public safety because of the level of construction traffic associated with 
UGA construction. Neighborhood collectors will be constructed next in accordance with the 
project platting schedule. Local streets will be constructed with each plat. 

At intersections for streets with parking, the parking lanes will be eliminated for that portion of 
the roadway within 30-feet of those intersections. 

Roadway Classification and Design Criteria. 

There are three functional classifications of streets for the Cle Elum UGA. These include: 

Collector Arterials, to provide connections between major arterials adjacent to the UGA 
(Bullfrog Road and SR 903). 
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Section 3 - Roads and Non-Motorized Facilities 
Development Standards 

Cle Elum UGA 

Neighborhood Collectors, to provide connections between collector arterials and local 
streets. 
Local Access Streets, to provide direct connection to individual residences and 
businesses from the larger roadway. Alleys are sub-classifications under local access 
streets. 

Design standards for collector arterial, neighborhood· collector and local access streets are given 
in Tables 3-1, 3-2 and 3-3. 

Governing documents for design and construction of roadways shall include the following: 

}.,, City of Cle Elum, Construction Standards for the Private Construction of Public Utilities for 
Properties Subject to the Cle Elum UGA Master $ite Plan, May 2002. 

}.,, Local Agency Guidelines, Washington State Department of Transportation, Manual M36-63. 
};>- Standard Specifications for Road, Bridge and Municipal Construction, Washington State 

Department of Transportation and the Washington Chapter of the American Public Works 
Association, latest edition (English Units). 

The construction of roadways shall be done in accordance with plans that have been approved by 
the City Engineer. Standard dimensional plans showing roadway types and widths are provided 
in Appendix A. Pavement sections will be consistent with the Cle Elum UGA construction 
standards provided in Appendix B or, at the City's discretion, as recommended in a geotechnical 
report by Trendwest's geotechnical engineer and approved by the City Engineer. 
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Section 3 - Roads and Non-Motorized Facilities 
Development Standards 

Cle Elum UGA 

Table 3-1: Entrance Road and Collector Arterial Street Standards 
Entrance Road Entrance Road Collector Arterial Collector Arterial 

Design Standard Section "A" Section "B" Section "A" Section "B" 
Standard Plan No. R-2 R-3 R-4 R-5 
Posted Speed 25mph 25mph 25mph 25mph 
Design Speed 35mph 35mph 35mph 35mph 

Access to Access to Access to Access to 
individual lots not individual lots not individual lots not individual lots not 

Access limitations 
permitted except permitted except permitted except permitted except 
where no other where no other where no other where no other 
alternative is alternative is alternative is alternative is 
practicable practicable practicable practicable 

Grades 0.5-10% 0.5- 10% 0.5 -- 10% 0.5 :- 10% 

Laneage 
1 travel lane in/ 1 travel lane in/ 2,travel lanes/ 

2 travel lanes 
2 travel lanes out 2 travel lanes out 1 turn lane 
14 feet entrance I 4 feet entrance 

Lane width (travel) lane, 12 feet/lane lane, 12 feet/lane 14 feet/lane 14 feet/lane 
exit lanes exit lanes 

Lane width (parking) No parking No parking No parking No parking 
Total pavement width 38 feet 38 feet 28 feet 24 feet 
On-street parking No parking No parking No parking No parking 

Medians Yesa No 
Optional median 

No 
with turn pockets 

Planter strips 8 feet on both sides 8 feet on both sides 8 feet on both sides 8 feet on both sides 
· 5 feet on one side, 5 feet on one side, 

IO-foot combined IO-foot combined IO-foot combined IO-foot combmed 
Sidewalks pedestrian and bike pedestrian and bike pedestrian and bike pedestrian and bike 

path on one side path on one side path one opposite path one opposite 
side side 

.. 
• Provide penod1c openings m medians for emergency vehicle turnaround . 

Table 3-2: Neighborhood Collector Street Standards 
Parameter Neighborhood Collector 
Standard Plan No. R-6 
Posted speed 25mph 
Design speed 30mph 
Grades 0.5-12% 
Laneage 2 travel lanes 
Lane width (travel) 12 feet/lane 
Lane width (parking) 8 feet 
Total pavement width 40 feet 
Shoulders No 
On-street parking Allowed on 2 sides, except within 60 feet of intersections 
Medians No 
Planter strips 6 feet both sides 
Sidewalks 5 feet both sides 
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Section 3 - Roads and Non-Motorized Facilities 
Development Standards 

Cle Elum UGA 

Table 3-1: Entrance Road and Collector Arterial Street Standards 
Entrance Road Entrance Road Collector Arterial Collector Arterial 

Design Standard Section "A" Section "B" Section "A" Section "B" 
Standard Plan No. R-2 R-3 R-4 R-5 
Posted Speed 25mph 25mph 25mph 25mph 
Design Speed 35mph 35mph 35mph 35 mph 

Access to Access to Access to Access to 
individual lots not individual lots not individual lots not individual lots not 

Access limitations 
permitted except permitted except permitted except permitted except 
where no other where no other where no other where no other 
alternative is alternative is alternative is alternative is 
practicable practicable practicable practicable 

Grades 0.5-10% 0.5-10% 0.5-10% 0.5-10% 

Laneage 
l · travel lane in/ l travel lane in/ 2.travel lanes/ 

2 travel lanes 
2 travel lanes out 2 travel lanes out I tum lane 
14 feet entrance 14 feet entrance 

Lane width (travel) lane, 12 feet/lane lane, 12 feet/lane 14 feet/lane 14 feet/lane 
exit lanes exit lanes 

Lane width (parking) No parking Noparking No parking No parking 
Total pavement width 38 feet 38 feet 28 feet 24 feet 
On-street parking No parking No parking No parking No parking 

Medians Yesa No 
Optional median 

No 
with turn pockets 

Planter strips 8 feet on both sides 8 feet on both sides 8 feet on both sides 8 feet on both sides 
5 feet on one side, 5 feet on one side, 

10-foot combined IO-foot combined 10-foot combined I 0-foot combmed 
Sidewalks pedestrian and bike pedestrian and bike pedestrian and bike pedestrian and bike 

path on one side path on one side path one opposite path one opposite 
side side 

• Provide penod1c opemngs m medians for emergency vehicle turnaround. 

Table 3-2: Neighborhood Collector Street Standards 
Parameter Neighborhood Collector 
Standard Plan No. R-6 
Posted speed 25mph 
Design speed 30mph 
Grades 0.5-12% 
Laneage 2 travel lanes 
Lane width (travel) 12 feet/lane 
Lane width (parking) 8 feet 
Total pavement width 40 feet 
Shoulders No 
On-street parking Allowed on 2 sides, except within 60 feet of intersections 
Medians No 
Planter strips 6 feet both sides 
Sidewalks 5 feet both sides 
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Section 3 - Roads and Non-Motorized Facilities 
Development Standards 

Cle Elum UGA 

Table 3-3: Local Access and Other Street Standards 
Business Park Access/ 

Parameter Residential Local Access Collector Arterial 
Standard Plan No. R-7 R-8 

Access to individual lots 

Access limitations None not pennitted except 
where no other alternative 
is practicable 

Grades 0.5-12% 0.5 -12% 
Laneage 2 travel lanes 2 travel lanes 
Lane width (travel) 12 feet/lane 14 feet/lane~ 
Lane width (parking) 8 feet No parking 
Total pavement width 32 feet 32 feetu 
Shoulders No No 
On-street parking Allowed on one side No parking 
Planter strips 6 feet both sides 6 feet both sides 
Sidewalks 5 feet both sides 5 feet both sides 
a Where bike paths are provided w1thm the street section, lane width shall be 16 feet. 
b 40-foot pavement width at left tum locations. 

Street Lighting 

Alley 
R-9 

None 

0.5-12% 
l travel lane 
6 feet/lane 
No parking 
16 feet 
No 

.No parking 
2 feet both sides 
No 

All public streets within the UGA shall be provided with streetlights in accordance with these 
. standards. Street lighting designs shall conform to applicable WSDOT and IES standards. All 
street lighting shall be provided with fixtures that are low-glare, shielded and downward 
pointing. 

These standards anticipate that Puget Sound Energy (PSE) will maintain the illumination systems 
within street right-of-ways and other areas for which the City is responsible and desires to 
contract with PSE for maintenance. The type of luminaire to be used must be reviewed and 
approved by PSE, as must the poles and lamps. For lighting in private areas, for which the 
owner intends to contract with PSE for maintenance, the same approvals indicated for the City 
will need to be secured. 

The standards and design details for illumination of streets, parking lots and trails and paths will 
be developed during preliminary project design. They will be submitted with the Master Plat for 
approval. 

Trails and Paths 

Trails and paths shall be designed on the basis of function, estimated use volume and location 
within the UGA. Trail designs shall conform to accepted design guidelin~s such as presented in 
Trails for the Twenty-First Century, Rails-to Trails Conservancy, 1993, Iowa Trails 2000, Iowa 
Department of Transportation, and local guidelines. Bike path design criteria shall conform to 
the recommendations contained in Guide for the Development of Bicycle Facilities, AASHTO, 
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Section 3 - Roads and Non-Motorized Facilities · 
Development Standards 

Cle Elum UGA 

current edition. In general, soft surface and aggregate surface pedestrian trails will be in trail 
·areas located away from centers of activity. Paved pedestrian trail will generally only be used in 
close proximity to centers of activity. 

General requirements and grade and alignment requirements for trails and paths are defined in 
Tables 3-4 and 3-5, respectively. Trail and path width and clear zone requirements are defined in 
Standard Plan T-1, Appendix A. 

Table 3-4: General Trail and Path Requirements 
Path Category and Trail/Path Horizontal Vertical Surface Material Surface Material 

Alternative Width, Feet Clear Zone Clear Zone Thickness, Inches 
Width, Feet Width, Feet 

Pedestrian I 6 1.5 10 Wood Chips 4 
Pedestrian 2 6 1.5 10 Crushed Rock TC 2 inches top 

+ Pit Run course (5/8 inch 
Aggregate Base, minus)+ 4 inch 
2-inch minus, or base 

Crushed rock, %-
inch minus 6 inches 

Pedestrian 3 6 1.5 IO Asphalt Concrete 2 inches AC over 
4 inches pit run 
base 

Equestrian I 5 2 10 Wood Chips 4 
Equestrian 2 5 2 10 Pit Run 4 

Aggregate, 2-inch 
minus 

Bike Path - One Way 6 3 10 Crushed Rock TC 2 inches top 
1 +Pit Run course (5/8 inch 

Aggregate Base, minus)+ 4 inch 
2-inch minus base 

Bike Path - One Way 6 3 10 Asphalt Concrete 2 inches AC over 
2 4 inches pit run 

base 
Shared Use Path - 10 3 10 Asphalt Concrete 2 inches AC over 
Two Way, Bike and 4 inches pit run 
Pedestrian base 
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Development Standards 
Section 3 - Roads and Non-Motorized Facilities Cle Elum UGA 

Table 3-5: Trail and Path .Grade and Alignment Requirements 
Path Category Design Cross Max. Grade, Max. Grade Min. Radius, 

Speed, mph Slope,% % Distance, Feet Feet 
Pedestrian 1 NIA 2 5 None NIA 

8.3 200 
10 30 
12.5 10 

Pedestrian 2 NIA 2 See Above See Above NIA 
Pedestrian 3 NIA 2 See Above See Above NIA 
Equestrian 1 NIA 2 See Above See Above NIA 
Equestrian 2 NIA 2 See Above See Above NIA 
Bike Path - One Way 1 12 3.0 max 5 NIA 36 
Uike Path - Orte Way 2 20 3.0max 5 NIA 100 
Shared Use Path-Two 20 3.0max. 5 NIA 100 
Way Bike and Pedestrian 
Note: The Crty may modify the bike path standards consistent with the requrrements set forth rn the Guide for the 
Development of Bicycle Facilities, AASHTO, for site specific conditions once more complete design information is 
available. 

All hazard trees (as defined in Washington State Department of Natural Resources Report No. 
42, Detection and Correction of Hazard Trees in Washington's Recreation Areas) located within 
20 feet of each side of a trail, or hazardous limbs, shall be felled and removed from the site. 
Along trail corridors, limbs shall be removed as required to provide the specified vertical clear 
zone. Trail signage shall be located 3 feet minimum from the edge of trails. Trail and path 
designs shall provide for collection and passage of upland drainage as necessary: 
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Section 4 - Stormwater Management 

General Description and Requirements 

Development Standards 
Cle Elum UGA 

:Qrainage plans for parcels within the UGA shall be consistent with the Master Drainage Plan 
(l\1DP) for the UGA Land Use Master Plan. Stormwater retention/detention, infiltration and 
water quality facilities, as required in the UGA MDP, shall be included in the final drainage 
plans for each applicable division. Drainage facility locations shall be based on detailed design 
studies for individual proposed developments. 

The proposed stormwater runoff and water quality control plans for managing stormwater runoff 
shall be designed to minimize the impacts of development on the Cle Elum and Yakima Rivers 
and groundwater in the area. The stormwater management facilities shall be designed to meet 
DOE SWMM standards, and the requirements and protocols of the UGA MDP. 

The UGA MDP will likely identify stormwater management plans with central facilities to serve 
one or more planning sub-areas. Stormwater from private parking lots or other impervious 
surfaces shall be collected, treated and disposed ofby private facilities that need not necessarily 
be located on the same site. 

Governing documents for design and construction of stormwater facilities shall include the 
following: 

·)"' City of Cle Elum, Construction Standards for Private Con_struction of Public Facilities for 
Properties Subject to the Cle Elum UGA Master Site Plan, May 2002. 

)"' Stormwater Management Manual for Western Washington 2001 (August 2001), Washington 
State Department of Ecology ( or, after City review and acceptance, the Final Stormwater 
Manual for Eastern Washington when published by the Department of Ecology). 

)"' Standard Specifications for Road, Bridge and Municipal Construction, Washington State 
_Department of Transportation and the Washington Chapter of the American Public Works 
Association, latest edition (English Units). 

The construction of storm drainage facilities shall be done in accordance with plans that have 
been approved by the City Engineer. 

A draft Stormwater Operations and Maintenance Manual for the UGA shall be prepared and 
approved by the City prior to submittal of the final drainage plans for the initial plat. 
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Section 5 - Sewer 

General Description and Requirements 

Development Standards 
Cle Elum UGA 

Governing documents for design and construction of sewage collection and pumping systems 
shall be as set forth in: 

},,, City of Cle Elum, Construction Standards for the Private Construction of Public Facilities 
for Properties Subject to the Cle Elum UGA Master Site Plan, May 2002. 

},,, Criteria for Sewage Works Design: Water Quality Program, Washington State Department 
of Ecology, Publication No. 98037 WQ, December 1998. 

},,, Standard Specifications for Road, Bridge and Municipal Construction, Washington State 
Department of Transportation and Washington State Chapter of the American Public Works 
Association, latest edition (English Units). 
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Section 6 - Water 
Development Standards 

Cle Elum UGA 

General Description and Requirements 

Governing design criteria and construction specifications in Section 6 include: 

)"' City of Cle Elum, Construction Standards for the Private- Construction of Public Facilities 
for Properties Subject to the Cle Elum UGA Master Site Plan, May 2002. 

)"' Water System Design Manual, Washington State Department of Health, June 1999. 
)"' Comprehensive Water Plan (As Amended), City of Cle Elum (not yet prepared). 
)"' Standard Specifications for Road, Bridge and Municipal Construction, Washington State 

Department of Transportation and Washington State Chapter of the American Public Works 
Association, latest edition (English Units). 

The Washington State Department of Health will -review -and approve plruµring, design and 
construction documents for W!;lter facilities in the Cle Elum UGA. 

Water Use Standards 

The UGA project planning principles include conservation objectives for both indoor and 
outdoor water use. Water rights for the project were procured in sufficient quantities to serve the 
needs of the residents with (1) indoor conservation measures in-place, and (2) irrigated area 
limitations and irrigation conservation measures in-place. 

indoor Water Use Standards 

Water conservation :fixtures to be installed in residential and residential-related buildings are as 
follows: 

)"' 1.6 gallons per flush gravity flush toilets. 
)"' 2.5 gallons per minute shower heads. 
)"' 2.5 gallons per minute aerators on all faucets. 
)"' 1.0 gallons per flush urinals. 

Although the use of water conservation appliances is not required, residents are encouraged to 
evaluate the option of installing the following water conserva,tion appliances and devices: 

)"' Water efficient dishwashers (6 gallons per load). 
)"' Wash Wise clothes washing machines (<24 gallons per load). 
)"' Refrigerators with cold water dispensers. 
)"' Pressure-reducing valves installed at individual services where system pressures exceed 60 

psi to reduce pressures to 45 psi. 

Trendwest Properties I Cle Elum VGA May2002 
/:IProjectslTrendwest Properties h1cl8J47 /6 Cle E/11m-UGAIO!fice1Wordl2/00 GeJ1eral Cons11/talio111Developmer,I Sta11dards 5 _ 03 _ 02.doc Page 15 



I 

Section 6 - Water 
Development Standards 

Cle Elum UGA 

Outdoor Water Use Standards 

Irrigated area limitations by unit type are set forth in Table 6-1. 

Table 6-1: Allowable Irrigated Areas 
Maximum Irrigated Landscape 

Unit Type Area, SF 
Single Family Residential Per Lot 1,000 

Wholly-Owned Condominiwn Per Unit 1,000 
Multi-Family Per Unit 400 
Temporary RV Parle Per Space 200 

The volume of water available to each lot for irrigation is based on: 

1. the maximum area per unit given in Table 6-1, 
2. the net amount of water needed to maintain turf, and 
3. an irrigation efficiency of 60 percent. ( 

The net unit area irrigation requirement for turf and the resulting applied irrigation rate at a 60 
percent irrigation efficiency are given in Table 6-2. Maximum monthly irrigation allowances for 
each maximum irrigated area are presented in Table 6-3. 

Table 6-2: Turf Irrigation Requirements 
Net Irrigation Applied Irrigation 

Month -Requirement, in.8 Requirement, in. b 

May 0.0 0.0 
June 3.3 5.5 
July 6.5 10.8 
August 4.8 8.0 
September 3.5 5.8 
October 0.0 0.0 
Total 18.1 30.2 

• Source: Washmgton State _Irrigation Guide, turf/pasture requirements, Cle Elum. 
b At 60 percent irrigation efficiency. 

Table 6-3: Maximum Allowable Irrigation Volumes 
Residential Landscape Maximum Irrigation Volume by Month, Gallons 

Area, SF June July August September 
200 685 1,346 999 923 
400 1,371 2,692 1,004 1,446 

1,000 3,428 6,732 4,986 3,615 
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Section 6 - Water 
Development Standards 

Cle Elum UGA 

It will be necessary to achieve a 60 percent residential irrigation efficiency value in order to not 
exceed the irrigation volume given for each maximum area in Table 6-3. 

Recommendations to Achieve Irrigation Efficiency 

The 60 percent efficiency can be obtained in several ways, or with a combination of methods. 
The first and most obvious is to control the applied irrigation water quantity such that no more 
than 30.2 inches of irrigation per unit area is applied to the landscape each year. Another method 
is to reduce the square-footage of turf on the lot and substitute other forms of landscape requiring 
less water. An additional method is to plant drought resistant turf requiring less water than the 
18.1 inches/year that is required by the turf/pasture vegetation. Several species of suitable turf 
exist that require less than 18.1 inches/year. Any· combination of these methods and others can 
be used to decrease the water consumption for the residential landscape areas. 

The aforementioned water saving methods are all components of a landscaping principle called 
Xeriscape™, which began in Denver, Colorado, in 1981. Xeriscape™ benefits landowners 
through reduced water costs, reduced maintenance, and beautiful landscapes. Xeriscape TM is a 
successful method for reducing landscape water needs by 60 percent. Residential and 
commercial property owners will be encouraged to follow some of the landscaping principles 
included in the Xeriscape™ landscape methodology. 

Xeriscape™ consists of seven primary steps: design, soil improvement, inclusion of mulch 
areas, area-specific low flow irrigation systems, use of low water demand plants, and proper 
maintenance. Toes~ Xeriscape™ methods are sinnmarized below. 

), Planning and Design. The landscape should be designed using the principle of 
hydrazones - groupipg plants of similar watering requirements together. Low water use 
plants are placed away from water intensive areas such as turf, thus reducing the 
tendency to apply water equally over the entire landscape. Hydrazones allow the 
homeowner (or professional gardener) to water each hydrazone according to the water 
needs of the plants within each zone. 

), Use of low water demand plants. Use of native plants that do not require supplemental 
water can be just as colorful and beautiful as typical plants used in landsc~ping, and they 
will require significantly less water. 

), Reduction in turf areas. Turf requires the most water in landscape; thus, reduction in· 
turf area can lead to a significant reduction in outdoor water consumption. Turf is 
important to landscape, but it should not be used simply as a ground cover. Use should 
be limited to high activity and high visibility areas. 

), Soil improvement. For a healthy, properly developed, properly draining, and water 
efficient turf, the recommended topsoil root-zone is 12 inches (6-inch minimum). 

), Inclusion of mulch areas. Mulch covers soils, saves moisture, reduces water consuming 
weed growth, and adds variety to the landscape. Plants should be used to cover the 
majority of the mulch areas. 

I 
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Section 6 - Water 
Development Standards 

Cle Elum UGA 

~ Efficient Irrigation. There are a variety of irrigation system technologies and methods, 
including micro-irrigation systems, drip irrigation., underground automatic irrigation, and 
un-timed sprinklers. Efficiency with any irrigation system is obtained . through proper 
maintenance and adjustment of the system so that only the landscape is watered, and the 
appropriate quantity of water is applied. 

~ Appropriate Maintenance. Proper maintenance of the turf and landscape is required to 
keep water use to a minimum. Lawns should be fertilized infrequently to avoid excessive 
growth, weeds should be removed because they compete for water, and diseased and 
dead plants should be removed. 

To achieve the required irrigation efficiency of 60 percent or greater, it is recommended that two 
or more of the following Xeriscape™ principles be chosen and implemented by the property 
owner: 

~ Use of Chewings Fescue, . SR 5100 seed, or equivalent drought resistant low water 
demand turf, for turf seeding. 

~ Reduce turf area to 70 percent of the allowable irrigated landscape envelope for the unit 
purchased and leave the remaining area native or plant alternative landscape consuming 
less water than turf. 

~ Installation of a metered, automatic irrigation system with programmable controller to 
vary application rates over the irrigation season. 

The homeowners are encouraged to do the following as well: 

}.> Remove first 12-inches of native soil and amend to achieve a topsoil mixture or replace 
the native soil with 12-inches of topsoil for all areas to be planned with turf. 

~ Use only required quantity of fertilizer, as use of excessive fertilizer leads to plants that 
require more water. 

> Incorporate hydrazones in the planting scheme of the landscape. 
}.> Use mulch areas in the landscape .. 
}.> Water between the hours of 5 a.m. to 8 a.m. 
}.> Properly maintain the landscape by removing weeds, limiting fertilizer application, and 

mow turf to a minimum of 3 to 4 inches. 
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Section 7 - Other Standards 

Single and Multi-Family Residential 

Purpose 

Development Standards 
Cle Elum UGA 

The purpose of the Residential Standards is to create and maintain stable and attractive single 
family and multifamily residential neighborhoods, while providing diversity in housing types and 
densities, and maintaining affordable housing. Residential development should also protect 
sensitive natural areas, provide for the efficient use of land and public services, and provide 
appropriate vehicular and pedestrian access. The figures referenced in this section are included 
in Appendix D. 

Permitted Uses and Standards 

Permitted uses shall be limited to those identified in Conditions 13 through 16 of the Conditions 
of Approval for the Cle Elum UGA Trendwest Master Site Plan. If a specific standard is not 
listed below, the standards of Chapter 17 .16 Residential District shall apply to single family 
development in Parcels P-1, P-2, and P-3, P-4, S-1 and S-2 and the standards of Chapter 17.20 
Multi-family District shall apply to development on Parcels B, J and M. In addition, if not 
otherwise specified below, the relevant standards of Chapter 17 .04 General Provisions, 17.56 Off 
street parking and loading, 17.64 Landscaping, and 17.76 Site and design review shall apply. 

Single Family Detached (5-7 du/acre), Fro1:1t-loaded 

General 

Typically, lots at least 50 feet wide, S.,000 square feet and greater, with depths of 100 feet 
from right-of-way or greater. (Figure C3.l.l) 

Lot Coverage 
45 percent maximum 

Height 
35 feet maximum. 

Roof Slopes 
Primary Roof: 5:12 minimum; 12:12 maximum 
Porches and Dormers: 3:12 minimum; 12:12 maximum 

Parking 
Minimum one garaged and one other space per unit. 

Setbacks 
All setbacks are minimums measured from property line unless otherwise noted. 
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Section 7 - Other Standards 

A. Front Yard 

Porch: 10 feet 
House: 15 feet 

Development Standards 
Cle Elum UGA 

Front Entry Garage: 20 feet from property line with a minimum of 5 feet behind the 
porch or front wall of the house. Total width of garage doors to be no more than 50 
percent of front fa~ade width. 

B. RearYard 
General 
House: 20 feet from property line to back wall of house. 
Garage: 0 feet where lot backs up on another rear lot line or open space. 

Corner Lot 
Garage: 5 feet for garage taking access from side street, or greater as required to 
maintain safe sight triangles. 

Side. Street Garage: Same as garage facing front street. 

C. Side Yards 
General 
5 Feet 

Corner Lot 
Same as front yard 

Side Street Garage: . Same as garage facing front street. 

Single Family Detached (5-7 dufacre), Alley-loaded 

General 

Typically, lots at least 50 feet wide, 5,000 square feet and greater, with depths of I 00 feet 
from right-of-way or greater. (Figure C3.l.2) 

Lot Coverage 

45 percent maximum. 

Height 

35 feet maximum. 

Roof Slopes: 
Primary Roof: 5:12 miltimum; 12:12 maximum 
Porches and Dormers: 3:12 minimum: 12:12 maximw;n 
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Section 7 - Other Standards 
Development Standards 

Cle Elum UGA 

Parking · 

Minimum one garaged and one other space per unit. Alley-loading is required. 

Setbacks 

All setbacks are minimums measured from property line unless otherwise noted. 

A. Front Yard 
Porch: 10 feet 
House: 15 feet 

B. RearYard 
House: 20 feet 
Garage: 5 feet; 0 feet if garage is side-loaded. 

C. Side Yards 
General 
5 feet 

Corner Lot 
Same as front yard. 

Single Family Detached (4-6 du/acre), Alley-loaded 

General 

Typically, lots at least 60 feet wide, 5,100 square feet and greater, with depths of 85 feet 
from right-of-way or greater. (Figure C3.l.3) · 

Lot Coverage 

45 percent maximum 

Height 
35 feet maximum. 

Roof Slopes 

Primary Roof: 5:12 minimum; 12:12 maximum 
Porches and Dormers: 3:12 minimum; 12:12 maximum 

Parking 

Minimum one garaged and one other space per unit. Alley-loading is required. 

Setbacks 

All setbacks ar~ minimums measureq from property line unless otherwise noted. 
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Section 7 - Other Standards 

A. Front Yard 
Porch: 10 feet 

House: 15 feet 

B. RearYard 
House: 20 feet 
Garage: 5 feet; 0 feet if garage is side-loaded. 

Side Yards 

General 
5 feet 

Corner Lot 
Street. side yard same as front yard. 

Single Family Detached (3-5 du/acre), Front-loaded 

General 

Development Standards 
Cle Elum UGA 

Typically, lots at least 60 fee wide, 6,000 square feet and greater, with depths of 100 feet 
froin right-of-way or greater. (Figure C3.1.4) 

Lot Coverage 

45 percent maximum 

Height 

35 feet maximum. 

Roof Slopes 

Primary Roof: 5:12 minimum; 12:12 maximum 
Porches and Dormers: 3:12 minimum; 12:12 maximum 

Parking 

Minimum one garaged and one other space per unit. 

Setbacks 

All setbacks are minimum measured from property line unless otherwise noted. 

A. Front Yard 
Porch: 10 feet 
House: 15 feet 
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Section 7 - Other Standards 
Development Standards 

Cle Elum UGA 

Front Entry Garage: 20 feet from property line with a minimum of 5 feet behind the 
porch or front wall of the house. Total width of garage doors to be no more than 50 
percent of front fayade width. 
Side Entry Garage: 15 feet 

B. RearYard 
General 
House: 20 feet from property line to back wall of house. 
Garage: 0 feet where lot backs up on another rear lot line or open space. 

Corner Lot 
Garage: 5 feet for garage taking access from side street, or greater as required to 
maintain safe sight triangles. 

C. Side Yards 

General 
5 feet 

Corner Lot 
Street side yard same as front yard 
Side Street Garage: Same as garage facing front street. 

Single Family Detached (3-5 du/acre), Front-loaded (larger lot) 

General 

Typically, lots at least 70 feet wide, 7,000 square feet and greater, with depths of 100 feet 
from right-of-way or greater. (Figure C3.l.5) 

Lot Coverage 
45 percent maximum 

Height 

35 feet maximum 

Roof Slope~ 

Primary Roof: 5:12 minimum; 12:12 maximum 
Porches and dormers: 3:12 minimum; 12:12 maximum 

Parking 

Minimum one garaged and one other space per unit. 
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Section 7 - Other Standards, 
Development Standards 

Cle ElumUGA 

Setbacks 

All setbacks are minimums measured from property line unless otherwise noted. 

A. FrontYard 
Porch: 10 feet 

House: 15 feet 

Front Entry Garage: 20 feet from property line with a minimum of 5 feet behind the 
porch or front wall of the house. Total width of garage doors to be no more than 50 
percent of front fa9ade width. 

B. RearYard 
General 
House: 20 feet from property line to back wall of house. 

Garage: 0 feet where lot backs up on another rear lot line or open space. 

Corner Lot 
Garage: 5 feet for garage taking access from side street, or greater as required to 
maintain safe sight triangles. 

Side Street Garage: Same as garage facing front street. 

C. Side Yards 
General 
5 feet 

Corner Lot 
Street side yard same as front yard. 
Side Street Garage: Same as garage facing front street. 

Single Family Detached (2-4 du/acre), Front-loaded 

General 

Typically, lots at least 60 feet wide, 7,200 square feet and greater, with depths of 120 feet 
from right-of-way or greater. (Figure C3.l.6) 

Lot Coverage 

45 percent maximum 

Height 

35 feet maximum 
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Section 7 - Other Standards 
Development Standards 

Cle Elum UGA 

Roof Slopes 

Primary Roof: 5:12 minimwn; 12:12 maximum 
Porches and Dormers: 3:12 minimwn; 12:12 maximum 

Parking 

Minimum one garaged and one other space per unit. 

Setbacks 

All setbacks are minimums measured from property line unless otherwise noted. 

A. Front Yard 
Porch: 10 feet 
House: 15 feet 

Front Entry Garage: 20 feet from property line with a minimum of 5 feet behind the 
porch or front wall of the house. Total width of garage doors to be no more than 50 
percent of front facade width. 
Side Entry Garage: 15 feet. 

B. RearYard 
House: 20 feet from property line to back wall of house. 
Garage: 0 feet where lot backs up on another rear lot line or open space. 

C. Side Yards 
General 
5 feet 

Corner Lot 
Street side yard same as front yard 

Side street garage: Same as garage facing front street. 

Single Family Detached, (2-4 du/acre), Front-loaded Oarger lot) 

General 

Typically, lots at least 70 feet wide, 8,400 square feet and greater, with depths of 120 feet 
from right-of-way or greater. (Figure C3.l.7) 

Lot Coverage 

45 percent maximum. 
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Section 7 - Other Standards 

Height 

3 5 feet maximum. 

Roof Slopes 

Primary Roof: 5:12 minimum; 12:12 maximum. 
Porches and Dormers: 3:12 minimum; 12:12 maximum. 

Parking 

Two garaged spaces per unit. 

Setbacks 

Development Standards 
Cle Elum UGA 

All setbacks are minimums measured from property line unless otherwise noted. 

A~ Front Yard 
Porch: 10 feet 
House: 15 feet 
Front Entry Garage: 20 feet from property line with a minimum of 5 feet behind the 
porch or front wall of the house. Total width of garage doors to be no more than 50 
percent of front fa~ade width. 
Side Entry Garage: 15 feet 

B. RearYard 
General 
House: 20 feet from ·property line to back wall of house. 
Garage: 0 feet where lot backs up on another back lot line or open space. 

Corner Lot 
Garage: 5 feet for garage ··taking access from side street; or greater as required to 
maintain safe sight triangles. · 

Side Street Garage: Same as for garage facing street. 

C. Side Yards 
General 
5 feet 

Corner Lot 
Same as from yard 

Side Street Garage: Same as garage facing front street. 
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Section 7 - Other Standards 

Multi-Family (8-15 du/acre), Stacked Flat Apartments 

General 

Development Standards 
Cle Elum UGA 

Typically, three-story buildings, 18-24 units each, with a 6,000-8,000 square foot 
footprint. (Figure C3.2.1) 

Lot Coverage 

60 percent maximum 

Height 

35 feet maximum 

Roof Slopes 

Primary Roof: 5:12 minimum; 12:12 maximum 
Porches, Covered Decks and Dormers: 3:12 minimum; 12:12 maximum 

Parking 
Two spaces per unit. 

Setbacks 

All setbacks are minimums measured from property line unless otherwise noted. 

A. Front Yard 
10 feet 

B. RearYard 
10 feet 

C. Side Yards 
General 
10 feet 

Corner Lot 
Same as front yard. 

Space Between Buildings on a Single Parcel 
10 feet minimum. 

Building Modulation 

Provide horizontal building modulation with interruptions of flat surfaces through the use 
of staggered planes or wall insets. No horizontal plane shall exceed 30 feet in length 
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Section 7 - Other Standards 
Development Standards 

Cle Elum UGA 

without interruption and each offset shall be a minimum of 3 feet in depth and 5 feet in 
width. 

Private Open Space · 

Provide a minimum of 48 square feet of private open space (i.e. deck or patio) per 
dwelling unit. 

Landscape Area 
Provide a minimum landscape area equal to 15 percent of the total parcel area. 

Multi-Family (8-15 du/acre), Townhomes 

General 
Typically, -,2-1/2 to 3 story buildings, 5-6 units each, with a 6,000-8,000 square foot 
footprint. (Figure C3.2.2) 

Lot Coverage 
60 percent maximum 

Height 
35 feet maximum 

Roof Slopes 
Primary Roof: 5:12 minimum; 12:12 maximum 
Porches, Covered Decks and Dormers: 3:12 minimum; 12:12 maximum 

Parking 
Two spaces per unit; at least one space per unit must be garaged. 

Setbacks 
All setbacks are minimums measured from property line unless otherwise ~oted. 

A. Front Yard 
Porch: 10 feet 
Building: 15 feet 
Garage: 15 feet 

B. RearYard 
Porch: · 10 feet 
Building: 10 feet 
Garage: 15 feet 
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Section 7 - Other Standards 

C. Side Yards 
General 
5 feet 

Corner Lot 
Same as front yard. 

Space Between Buildings on a Single Parcel 
10 feet minimum 

Building Modulation 

Development Standards 
Cle Elum UGA 

Provide horizontal building modulation with interruption of flat surfaces through the use 
of staggered planes or wall insets. No horizont~ plane shall exceed 30 feet in length 
without interruption and each offset shall be a minimum of 3 _ feet in depth and 5 feet in 
width. 

Private Open Space 

Provide a minimum of 48 square feet of private open space (i.e. deck or patio) per 
dwelling unit. 

Landscape Area 

-Provide a minimum landscape area equal to 15 percent of the total parcel area. 

Business Park 

Permitted uses within the Business Park shall_ be limited to those uses identified in Conditions 17 
through 18 of the Conditions of Approval for the Cle Elum UGA Trendwest Master Site Plan. 
The standards of CEMC Chapter 17 .34 Business Park District shall apply unless modified by 
these standards. Parking shall conform to CEMC Chapter 17.56, unless modified by these 
standards. Landscaping. shall conform to CEMC Chapter 17.64 unless modified by these 
standards. -

The following Design Standards shall be added to the requirements of CEMC Section 17.34.110: 

The following design standards apply to all development within the Cle Elum UGA Business 
Park with the intent to require development to be designed to create a quality environment 
consistent with the scale, character and history of Cle Elum. 

A. Buildings shall be designed to front on the interior road network within the UGA 
Business Park. Internal drives shall be designed to allow vehicles within each main 
block of the Business Park to circulate from building to building without having to re­
enter the road network. Parking may be located to the front, sides, or rear of the 
buildings. 
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Section 7 - Other Standards 
Development Standards 

Cle Elum UGA 

B. Building facades facing the arterial or internal access drives or roads shall have at 
least 50% of the total wall area in permeable surfaces (windows, pedestrian entrances, 
open shops, etc.) 

C. Pedestrian access shall be provided from the public right-of-way to the entrances of 
all buildings open to the public in a continuous and direct route to the primary 
pedestrian entrance. Pedestrian routes shall be a minimum of six feet wide and shall 
be constructed of Portland ceJllent concrete, or brick or ,stone pavers. Pedestrian 
routes shall be protected from vehicle traffic by curbs, bollards, landscaping or other 
similar method. Where routes cross vehicle-maneuvering areas they shall be 
constructed of a different paving material than the vehicle maneuvering areas. 

D. ·Jn order to reduce the _ appearance of bulk from distant views, large buildings should 
incorporate wall modulation, variations in fenestration, and distinctive rooflines. 

I. Use a combination of recessed or projected surfaces to break up a flat fa<;ade 
and provide interesting shadow lines. Recessed surfaces help prevent glare 
from distant views, especially on facades with a high percentage of glazing. 

2. A building · of over 20,000 square feet shall incorporate two or more shapes 
and forms. Provide wall modulation with elements such as arcades, balconies, 
projecting window bays, strong cornice lines, decorative trim, · and /or 
awmngs. 

3. Sloped rooflines should be used to help reduce the bulk of buildings by adding 
shadows and other interesting features. As an alternative to parapet roof 
forms, hipped and gabled roof elements can offer a more traditional character 
to the overall building form. Flat roofs may be allowed in buildings over 
5,000 square feet where required for structural or :functional purposes. If flat 
roofs are used, parapets or similar architectural devices should also ·be used to 
create an illusion of sloped-roofs and to break up horizontal roof forms. 

4. Consider modulating the roof surface with the addition of dormers in order to 
create a "garret look". 

5. A moderate to steep roof pitch (5:12-12:12) is appropriate as a response to the 
mountain setting. The slope on dormers may be reduced to 3:12. 

6. A void windowless facades or large bland walls on sides of buildings facing 
streets . or adjacent non-industrial land uses. On facades that face streets or 
residential land uses, windows or other architectural treatments shall be used 
to break up large, bland spaces. Continuous vertical or horizontal bands of 
strip windows should be avoided. Wherever possible, design the windows to 
reflect the scale and character of those in thehistori~ City center. 
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I Section 7 - Other Standards 
Development Standards 

Cle Elum UGA 

E. Commercial buildings in the Business Park should use similar or related architectural 
styles and materials in order to create an aesthetically unified and cohesive 
environment. 

1. Exterior cladding materials are encouraged to be rough in texture in order to 
prevent glare from near and distant viewpoints. 

2. Primary exterior cladding materials may include brick, concrete, stone, wood 
(shingles or siding) or other building materials that are consistent with historic 
development in the City or Central Washington. Synthetic substitutes for 
natural materials are acceptable. 

3. A void the use of reflective or metallic materials in order to prevent glare. 
Glazing should be clear or lightly tinted. 

4. When possible, continue on all building sides that are visible to the public the 
primary features, materials, and colors used on the street facades(s). 
However, accent materials or secondary design elements can often be 
concentrated at a few strategic locations without detracting from the overall 
character of the building. 

F. The color palette for primary cladding materials should include soft earth tones and 
hues reminiscent of stone or wood. A void drab grays or bright whites as base colors. 
The use of deeper or bolder colors for secondary design elements is acceptable. In 
general, bright colors should be limited to minor accents, trim work, or details. 

G. The site and buildings should be designed to maximize site surveillance opportunities 
from buildings and streets. Create sight lines that allow observation of outside spaces 
by building occupants and passersby. 

H. Monumentation through the use of buildings; signs and landscaping shall be provided 
at key entranceways to the development 

I. A minimum of 15% of the site shall be devoted to landscaping. 

Neighborhood Parks 

Purpose 

The Neighborhood Park is intended to be used for both informal and structured activities. ,It is 
geared toward the needs of the residents within the Cle Elum UGA and the existing City of Cle 
Elum. 
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Section 7 - Other Standards 

Size 

Development Standards 
Cle Elum UGA 

The park shall be 18 acres in size (including an approximately 10-acre lake). 

Uses 

Permitted uses in the Neighborhood Park shall be limited to those uses identified in Condition 40 
of the Conditions of Approval of the Cle Elum UGA Trendwest Master Site Plan. 

Parking 

Parking facilities shall be provided per CEMC, Section 17.56. 

Landscaping 

Landscaping shall be provided per CEMC, Section 17.64. The site shall be fully landscaped. 
Undisturbed natural landscape may be used to satisfy this requirement outside areas that are 
required to be lawn. 

Irrigation 

All landscaped areas, except those areas landscaped with undisturbed natural landscape, shall be 
provided with adequate irrigation consistent with the version of the City's plumbing code that is 
in effect at the time that the landscaping is installed. Said irrigation system shall also be 
consistent with Section 6 of these development standards relating to irrigation water use. The 
details of the irrigation system shall be reviewed and approved concurrently with the overall Park 
design pursuant to the procedures in CEMC 17.76. 

Building Height 

3 5 feet maximum. 

Roof Slopes 

Primary Roof: 5:12 minimum; 12:12 maximum 
Porches and Dormers: 3:12 minimum; 12:12 maximum 

Setbacks 

All setbacks are minimums measured from property line. Parking shall not be allowed within 
any of the setback areas. 

A. Front Yard: 20 feet 
B. Side Yard: 20 feet 
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Section 7 - Other Standards 
Development Standards 

Cle Elum UGA 

C. Rear Yard: 20 feet 
Modulation 

Provide horizontal building modulation with interruptions of flat surfaces through the use of 
staggered planes or wall insets. No horizontal plane shall exceed 30 feet in length without 
interruption and each offset shall be a minimum of 3 feet in depth and 5 feet in width. 

Pocket Parks 

Purpose 

Pocket parks are intended to serve limited populations, isolated areas, and unique recreational 
needs. This classification of park includes scenic overlooks, residential play areas, and 
landscaped areas in business parks. 

Size 

The minimum size shall be 0.25 acre. 

Service Area 

The service area of a pocket park shall have a maximum radius of 0.25 mile. 

Access 

Each park shall have a paved path from the sidewalk to the park facilities. 

Passive Recreation area 

Pocket parks shall have a passive recreation area consisting of at least 2,000 square feet of 
irrigated lawn; 

. Children's Play Equipment 

Each pocket park shall contain children's play equipment as reviewed and approved by the City 
of Cle Elum concurrently with the overall Park design pursuant to the procedures in CEMC 
17.76. Play equipment shall, at a minimum, conform to the following recommendations of the 
Consumer Product Safety Commission: 

A. A minimum of 300 mm (12 in.) of protective surfacing (wood chips, mulch, sand or 
pea gravel, etc.) shall be provided. 

B. A minimum of 1800 mm (6 ft) fall zone (shock absorbing material) in all directions 
from stationary pieces of play equipment shall be provided. In front of and behind 
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Section 7 - Other Standards 
Development Standards 

Cle Elum UGA 

swings, the material s4all extend a distance equal to twice the height of the 
suspension bar. 

C. Play structures shall be placed at least 3600mm (12 ft) apart. 
D. Openings in play equipment shall measure less than 90mm (3.5 in) or more than 225 

mm (9 in) to prevent children from being trapped. 
E. There shall be no exposed concrete footings, abrupt changes in surface elevations, 

tree roots, stumps, or rocks that can trip children. 
F. Elevated surfaces such as platforms, ramps, and bridge ways shall have guardrails to 

prevent falls. 

Benches 

Each pocket park shall contain a permanent bench designed to seat a minimum of four persons. 

Signage 

Each pocket park shall contain a sign identifying the park and the rules for usage. 

Landscaping 

Each park shall be fully landscaped. Undisturbed natural landscape may be used to satisfy this 
requirement outside the required lawn areas. 

Irrigation 

All landscaped areas, except those areas landscaped with undisturbed natural landscape, shall be 
provided with adequate irrigation consistent with the version of the City's plumbing code that is 
in effect at· the time that the landscaping is installed. · Said irrigation system shall also be 
consistent with Section 6 of these development standards relating to irrigation water use. · The 
detail~ of the irrigation system shall be reviewed and approved concurrently with the overall Park 
design pursuant to the procedures in CEMC 17.76. 

Design Approval . 

Each park shall be designed so that the overall design appears open and not isolated, private or 
exclusive. J'he design of pocket parks shall be reviewed and approved by the City pursuant to 
the procedures in CEMC 17.76. 

Temporary RV Park 

Purpose of Temporary Recreational Vehicle Park 

The purpose of the temporary RV park shall be to provide housing of construction workers from 
the MPR and UGA. 
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Section 7 - Other Standards 

Location 

Development Standards 
Cle Elum UGA 

The temporary RV park shall be located within the business park. The RV park shall not be 
located in any portion of the required open space or buffers. 

Duration 

The temporary RV park shall be removed after IO.years. 

Maximum Density 

The maximum density shall be 10 units per acre 

Maximum Number of Units 

The maximum number of units shall be 100. 

The number of RV sites constructed will count against the 1,334 maximum residential unit count 
until the sites are removed. 

Occupancy Limit 

.No individual RV shall be occupied within the park for a period to exceed 12 months. Longer 
occupancy shall be considered permanent and alternative housing arrangements need to be made. 

Legal Vehicles 

All vehicles shall remain fully street legal, licensed and ready for highway use. 

Only recreational vehicles shall be permitted.· Mobile homes, park models and camping are not 
allowed. Temporary skirting or other additions are not permitted .. 

Site Size 

Each site shall contain a minimum of 1,500 sql!_are feet, including at least 200 square feet of 
private landscaped open space. Undisturbed natural landscape may be used to meet this 
requirement. 

Minimum width shall be 30 feet. 

The location of the vehicle pads shall be in such a manner as to maintain an eight-foot setback 
from any other vehicle or structure. 
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Section 7 - Other Standards 
Development Standards 

Cle Elum UGA 

Site Surfacing 

All sites shall contain a vehicle p_ad with four inches of crushed rock surfacing over compacted 
native soil contained within a border of treated wood or other approved edging material. 

The surfaced area shall be of an adequate width to accommodate the recreational vehicle and an 
additional area of 3 feet to accommodate entering and exiting the vehicle. 

The surfaced area shall be of an adequate length to accommodate typical recreational vehicles 
without encroaching on the access drives. 

Required Setbacks and Separation 

The following setbacks and separation distances shall apply. A recreational vehicle site shall not 
encroach into any area designated as a buffer or landscape easement. 

A. Recreational Vehicle to Recreational Vehicle park boundaries 
and public roads: 50 feet 

B. Recreational Vehicle to interior street: 8 feet 
C. Recreational Vehicle to Recreational Vehicle (side to side): 8 feet 
D. Recreational Vehicle to Recreational Vehicle (end to end): 8 feet 
E. Recreational Vehicle to site boundary: 4·feet 
F. Recreational Vehicle to other Structures accessory to RV park, 

including Community Buildings and Offices: 20 feet 

Accessory Structures 

No accessory structures shall be permitted. 

Outside Storage 

No outside storage shall be permitted. 

Internal Access Streets 

Drives serving the park shall be privately owned and maintained. 

Drives sh~l be surfaced with Class A bituminous surface treatment. 

All drives for two way access shall be a minimum of 24 feet in width. All drives for single 
direction access shall be a minimum of 14 feet in width or wider to accommodate vehicle 
maneuvering if backing into space is necessary. 

Drives may be constructed with two-foot wid~, four-inch thick, crushed rock shoulders. 
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Section 7 - Other Standards 
Development Standards 

Cle Elum UGA 

Parking Space 

Each RV space shall contain one vehicle parking space. Additional spaces shall be provided in 
c·entral areas for parking of additional vehicles and guests. Parking shall not be permitted on 
access drives. 

Parking space surfacing shall be four inches of crushed rock surfacing over compacted native 
soil contained with a border of treated wood or other approved edging material. 

Recreation Area 

A shared onsite recreation area of at· least 200 square feet per ·site shall be provided. 

Refuse Areas 

A central facility for the collection of trash and recyclable materials shall be provided. It shall be 
constructed in such a manner as to be safe, sanitary, air-tight and fully screened from view. 

Site Identification 

All sites shall be·individually and sequentially numbered. A map of the site layout with number 
shall be placed at the entrance(s) so as to be dearly visible to those entering the site. 

Fireplaces 

No fireplaces .or fire pits shall be permitted. 

Landscaping 

On site native vegetation shall be retained as practicable. 

Stormwater 

Stormwater facilities shall be installed consistent with the adopted development standards for all 
impervious surfaces. Roadside ditches may be used to collect and convey stormwater. 

Water C()nnections 

The site shall be served by a single master meter. All plumbing shall comply with the Uniform 
Plumbing Code and shall employ appropriate provisions to prevent freezing of individual service 
connections. 
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Section 7 - Other Standards 

Sewer 

Development Standards 
Cle Elum UGA 

Each individual site shall be served by a separate sanitary sewer hook-up consistent with the 
Uniform Plwnbing Code requirements. If the plumbing code does not contain a specific 
standard for RV hook-ups, an appropriate standard shall be prepared for review and approval by 
the City Engineer. Sewer connection charges shall be based on the apartment rate of . 70 ERU 
per site. No central dwnp station shall be permitted. 

Sanitary Facilities 

A central sanitary facility shall be provided that contains at least four toilets, four showers, and 
four lavatories for each sex. A temporary mobile or modular unit may be used to satisfy this 
requirement. 

Electrical/Telephone/Cable TV/Exterior Light 

Each site shall be served by a pedestal containing electrical service (50 amp/30amp/110 volt), 
cable TV, telephone and an exterior light. All cabling shall be underground. 
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Appendices 

A Roadway, Trail and Bikeway Standard Plans 

Development Standards 
Cle Elum UGA 

B City of Cle Elum, Construction Standards for the Private Construction of Public Facilities 
for Properties Subject to the Cle Elum UGA Master Site Plan, May 2002. 

C City of Cle Elum, Chapter 15.20 Sign Code 

D Referenced Figures from Master Site Plan Application 
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Development Standards 
Cle Elum UGA 

Appendix A - Roadway, Trail and Bikeway Standard Plans 

Title (Preliminary Listing) Drawing 

Street Classification Plan R-1 
Collector Arterial Streets 

Entrance Section "A" R-2 
Entrance Section "B" R-3 
Section "A" R-4 
Section "B" R-5 

Neighborhood Collector Street Section "A" R-6 
Local Access Streets 

Residential Local Access Type "A" R-7 
Business Park Local Access R-8 
Alley R-9 

Trail and Path Dimensions T-1 
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Appendix B - City of Cle Elum, Construction Standards for the Private 
Construction of Public Facilities for Properties Subject to the Cle Elum UGA 
Master Site Plan, May 2002. 
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Construction Standards 

CHAPTER 1 - GENERAL .. 

ENACTING AUTHORITY 

These Development Standards are enacted by the City of Cle Elum to protect and preserve 
the public health, safety, and general welfare; and in accordance with State law. 

2. PURPOSE 

The purpose of these Construction Standards is to provide consistent development 
requirements and standards for the design and construction of public improvements by 
Trendwest Properties, their assigns, and/or successors for properties subject to the Cle 
Elum UGA Master Site Plan (known as the "TW-UGA"). 

3. STATE ENVIRONMENT POLICY ACT (SEPA) 

These Standards will not affect any considerations involving issues under the State 
Environmental Policy Act (SEPA). The City's responsible official will continue to make all 
necessary SEPA decisions when individual proposals are submitted. 

4. CONFLICTING PROVISIONS 

The standards, procedures, and requirements of these Standards are the minimum 
necessary to promote the health, safety, and welfare of the residents of the City of Cle 
Elum. If the provisions of these Standards conflict with one another, the most restrictive 
provision or the provision imposing the highest standard shall prevail. 

5. SEVERANCE 

If any provision of these Standards or its application to any person or circumstance is for 
any reason held to be invalid, ·the remainder. of..these Standards or the application of the . 
provisions is not affected. · 

6. PROCESS 

Design Phase 

Any person, firm, or corporation (the "Developer") which plans or is required to 
construct a public works improvement shall apply to the Director of Public Works. 
The request by the Developer shall include a map showing the area to be served; 
the number and type of units, or the type and size of facility should be indicated. 

Upon receipt of the design requirements from the Director of Public Works, the 
Developer shall cause plans and specifications for the public works improvements 
to be prepared in accordance with these Construction Standards, the TW-UGA 
conditions document and development standards, and the City of Cle Elum 
Municipal Code. The Developer or his consulting engineer shall submit six (6) 
paper sets of plans and specifications for review by the City or the City's engineer. 
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7. 

8. 

Construction Standards 

The City shall review the initial submittal and indicate corrections or additions or 
request additional information and return one "red lined" set to the Developer. The 
Developer shall make the required corrections and resubmit two (2) paper sets of 
revised plans and specifications to the Director of Public Works. 

When it has been determined that the plans and specifications indicate compliance 
with City of Cle Elum standards, the Developer will submit the original plan tracings 
and specifications for approval and the City of Cle Elum will stamp the tracings and 
specifications with an approval stamp. Such approved plans and specifications 
shall not be changed, modified,· or altered without authorization from the Public 
Works Director. The City of Cle Elum will make copies of the approved plans and 
specifications for use by City Inspectors and City Departments as required. 

Upon receipt by the Director of Public Works of the plan review fee, as discussed 
in Section 8, the approved original plans and specifications will be returned to the 
Developer. 

Construction Phase 

All construction shall be inspected by the City of Cle Elum or its authorized agent. 
The Developer's Contractor shall give a minimum of ten (10) days prior notice to the 
Public Works Director of the start of any construction activities. 

Before the Developer's Contractor commences any work, he shall be required to 
attend a preconstruction conference with the Department of Public Works, the City's 
Engineer, and utility companies as determined by the City of Cle Elum. The 
purpose of the meeting is to discuss the scheduling, method of construction, 
responsibilities, concerns of other utilities, and other pertinent project conditions. 
The Contractor will submit his insurance and construction schedule at or prior to this 

• L 
meeting. 

After cleanup by the Contractor and final inspection by the City, the City will 
calculate the inspection fees and submit them to the Developer. The Developer will · 
pay the inspection fee, as discussed in Section 8, to the Public Works Department. 

ENGINEERING DESIGN PLAN REQUIREMENTS 

All plans, specifications, engineering calculations; diagrams, and other relevant data shall 
be designed and prepared by a Civil Engineer licensed by the State of Washington, in 
accordance with Chapter 2 - General Plan Requirements. 

PLAN REVIEW AND INSPECTION FEE 

Plan review and inspection fees are hereby established to defray the administrative 
expense of plan review and inspection costs incurred by the City of Cle Elum. The total 
plan review fee shall be paid by the Developer to the City of Cle Elum prior to approval of 
the plans and specifications. The total inspection fee shall be paid by the Developer to the 
City of Cle Elum prior to the issuance of a Certificate of Occupancy. 
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9. 

Construction Standards 

The plan review fee and the in~pection fee shall be the total actual costs incurred by the 
City of Cle Elum, its agents, employees, and elected or appointed officials, for review and 
approval of the plans and specifications and for inspection of construction of the public 
improvements. The fees shall include, but not be limited to, initial plan review, subsequent 
meetings with the Developer, explanations to the Developer's engineering consultant, re­
reviews of revised plans, inspection of construction, re-inspections, and a final inspection 
prior to the expiration of the maintenance period. 

The plan review fee shall be tabulated and sent to the Developer and paid by the Developer 
in full prior to the City releasing the approved original plans and specifications prior to 
construction. 

The construction inspection fee shall be tabulated and sent to the Developer and paid by 
the Developer in full prior to the City issuing a Certificate of Occupancy. 

RECORD DRAWINGS 

The Developer shall maintain a neatly marked, full-sized set of record drawings showing 
the final location and layout of all new constructicm of the public facilities. Prior to final 
acceptance by the City of Cle Elum, one set of reproducible mylar Record Drawings and 
two sets of prints prepared by the Developer's Engineer and clearly marked "RECORD 
DRAWINGS" shall be delivered to the Director of Public Works for review and acceptance. 

10. TRANSFER OF OWNERSHIP 

The Developer shall complete a Transfer of Ownership of Utility System Form upon 
completion of the construction of the public works improvements. This form may be found 
in Appendix A. 

11. EASEMENTS 

Public utility easements shall be established for the location of new and future public 
improvements serving new land divisions and land developments. Easements shall also · 
be granted across the front of new lots and existing lots to provide future utility access as 
required. 

All easements required shall be prepared bythe Developer on the proper form and format 
for recording at the Kittitas County Auditor's Office. The easement legal description shall 
be prepared by a land surveyor licensed in the State of Washington. The executed and 
notarized easement document shall be submitted to the Director of Public Works for 
recording. _ 

Ten (10) foot wide utility easements shall be dedicated along the front of each lot in 
subdivisions and short subdivisions. Easements for new and/or future utility lines which are 
not adjacent to street rights of way shall be a minimum of fifteen (15) feet wide, provided 
the width of the easements for buried utilities will be at least twice the depth of the planned 
excavation. 

G:\JAN\CLEELUM·JC3\CONSTRUCTION STOS• TW-UGA.wpd 3 



( 

Construction Standards 

Utility easements shall be continuous and aligned from block to block within a subdivision 
and with easements in adjoining subdivisions to facilitate the extension and future extension 
of public utilities. 
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CHAPTER 2 - GENERAL PLAN REQUIREMENTS 

All plans, specifications, engineering calculations, diagrams, and other relevant data shall be 
designed and prepared by a Civil Engineer licen.sed by the State of Washington. 

GENERAL PLAN FORMAT 

1. 

2. 

3. 

4. 

Plan sheets and profile sheets or combined plan and profile sheets and detail sheets shall 
be on a sheet size of 22" x 34 °. 

Each sheet shall contain the following project information: 

a. Project title and City project number, work order number, or LID number, if 
appropriate. 

b. Name, address, and phone number of the Owner/Developer. 
c. Name, address, and phone number and stamp of the Civil Engineer preparing the 

plans. 
d. Quarter section, Section - Township - Range 
e. Sheet title. 
f. "Page __ of __ Pages" numbering. 
g. Revision block. 

All plan sheets must have a NORTH arrow preferably pointing to the top of the sheet or to 
the right, and must indicate the drawing scale. All engineering plans must be drawn to an 
appropriate engineer's scale. For profiles, the vertical scale shall be 1 "=2', 1 "=5' or 1 °=1 O'. 
The horizontal scale shall be the same for both plan and profile and normally be 1 "-20'. 
Plan and profile stationing shall generally read left to right. 

The Vertical Datum for all plan submittals must be based on the CITY OF CLE ELUM 
DATUM. The benchmark used shall be referenced on the plans; · An assumed datum will 
not be accepted. 

5. Existing features and topography within the project construction limits must be shown on 
the plans. This shall include existing road width and surfacing, utility poles, existing 
underground utilities and surface appurtenances, significant trees; landscaping, and other 
elements that may affect design/construction. 

6. Plan sheets shall indicate all adjacent property lines, right of way lines, and easements. 

7. Plan sheets shall show all horizontal survey control as required to properly locate and tie 
the improvements in horizontal location. 

8. Vicinity map showing the project site location. 

If the engineering plans include more than three (3) sheets, a cover/title sheet may be required. 
This sheet shaU include an overall site plan with contours, a vicinity map, table of contents, and 
applicable project information. 
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SANITARY SEWER SYSTEM PLAN REQUIREMENTS 

1. Show all existing and proposed sanitary sewer system features including, but not limited 
to, the following: 

2. 

3. 

4. 

5 

6. 

7. 

8. 

9. 

a. Sewer mains, gravity and force mains 
b. Side service, proposed locations 
c. Manholes 
d. Clean outs 
e. Pump Stations. 

Indicate all easements required for the sanitary sewer main extensions and laterals. 

Provide a profile for each sanitary sewer main extension. Clearly indicate the vertical and 
horizontal scale·. -Show the profile on the same sheet with, and aligned underneath, the 
plan view as practical. 

Show the sanitary sewer system and water system on the same plan and profile for 
verification of minimum separation requirements. The design information for each may be 
on individual drawings for that system. 

Slope, length, size, and pipe type shall be indicated for all mains and side sewers. Pipe 
length shall be measured from centerline of manholes. 

Each manhole shall be uniquely numbered and shall be. stat.ioned off of a referenced 
centerline. Indicate rim and invert elevations in and out at all manholes. Indicate the length 
of each side sewer stub, the centerline stationing for each side sewer, and the size. 

The plan and profile must show the location of all existing and proposed water, irrigation, 
storm drain, power, telephone, cable TV, and other utility crossings. 

Generally show all vertical data in the profile view and all horizontal data in the plan view. · 
It is not desirable to repeat the vertical ~ata in the plan yiew unless it does·not show in a 
profile. 

Provide an overall site plan of development with contours, to show that all lots/parcels will 
be served by the proposed sewer system at design depth for all new development. 

WATER SYSTEM PLAN REQUIREMENTS 

1. Show all existing and proposed water system features if known; including but not limited to: 

a. Water mains 
b. Water valves 
C. Water meters 
d. Fire hydrants 
e. Blow offs 
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2. 

3. 

f. 
g. 
h. 
I. 
j. 
k. 

Air and vacuum release valve assemblies 
Pressure reducing valves 
Fire sprinkler system lines 
Backflow prevention devices 
Post indicator valves 
Thrust blocking 

Construction Standards 

Identify all joint connections; provide detail of all non-standard joints. 

Station or dimension the location of all fire hydrants, tees, crosses, services relative to 
centerlines or property lines. 

4. Indicate all easements required for the water main extensions and future extensions. 

5. Show the length, size, and pipe type for all main extensions, fire sprinkler system services, 
and domestic services where applicable. 

6. Show the water system and the sanitary sewer system on the same plan and profile view 
for verification of minimum separation requirements. The design information for each 
system may be on individual drawings for that system. 

7. A profile view shall be shown for all City water main extensions, aligned if practical with the 
plan view. Clearly indicate the horizontal and vertical scales. 

a. Show the minimum cover and minimum separation on each sheet. 

9. In the profile view, show all utilities crossing the proposed water main. 

STORM DRAIN SYSTEM PLAN REQUIREMENTS 

1. Show all existing features if known and all proposed storm drain system features including 
but not limited to: 

a. Storm drain mains 
b. Catch basins 
c. Inlets 
d. Drywalls . 
e. Retention systems 
f. Biofiltration swales 
g. Culverts 
h. Streams 
I. Ditches 
j. Natural drainage swales 
k. Headwalls 
I. Oil/water separator assembly 
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2. Show slope, length, size, and pipe material for all storm drain mains and lines. 

3. All catch basins and inlets shall be uniquely numbered and shall be .clearly labeled. 
Stationing and offsets shall be indicated from referenced centerline. Show all proposed 
storm drain features within the right of way in a profile. 

4. Indicate all grate, rim, and invert elevations in the profile view. 

5. Show all horizontal measurements and control in the plan view. 

6. Indicate all easements required for the storm drainage system. 

7. The plan shall clearly indicate the location of the storm drainage items stationed from a 
referenced centerline. 

8. Provide storm water runoff and drainage calculations as described in Chapter 8. 

STREET PLAN REQUIREMENTS 

1 . Show all existing and proposed roadway improvements including but not limited to: 

a. Pavement 
b. Concrete curb and gutter 
c. Edge of pavement 
d. Sidewalk 
e. Utilities (manholes, power poles, signs, valves, etc.) 
f. Handicap ramps 
g. Barricades 
h. Driveways 
I. Rockery or retaining walls 
j. Mailboxes 
k. Monuments 
I. Streetlights 
m. Compliance with ADA requirements. 

2. Show all right of way lines, centerlines, and roadway widths for all rights of way. 

3. Clearly differentiate between areas of existing pavement, areas of new pavement, and 
areas to be overlaid. 

4. Provide a cross section or typical section of all rights of way indicating right of way width, 
centerline, pavement width, sidewalk, curb and gutter, pavement, ·and base thickness of 
new and existing pavement. 

5.. Provide a profile of all new public roadways or extensions of existing roadways. Indicate 
all vertical curve data, percent of grade, centerline stationing, finish grade elevations, and 
existing ground line. The profile of the existing centerlin~ ground should extend a minimum 
of 100 feet before the beginning and at the end of the proposed improvements to show the 
gradient blend. 
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7. 

Construction Standards 

Align the profile view with the plan view, if practical. Clearly indicate the horizontal and the 
vertical scale. 

Clearly label all profiles with respective street names and plan sheet reference numbers if 
drawn on separate sheets. 
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CHAPTER 3 - STANDARD SPECIFICATIONS 

FORWARD 

The City of Cle Elum has adopted the Standard Specifications for Road. Bridge. and Municipal 
Construction prepared by the Washington State Department of Transportation , and the Washington 
State Chapter of the American Public Works Association as the standard specifications governing 
all design and construction of public improvements by private developers. 

All references hereinafter made to the "Standard Specifications" shall refer to the latest edition of 
the Standard Specifications described above. Except as may be amended, modified, or supple­
mented hereinafter, each section of the Standard Specifications shall be considered as much a part 
of thes.e requirements as if they were actually set forth herein. 

TheStandard Specifications, Special Provisions, and City Standard Details contained in these City 
Construction Standards shall apply in their entirety to all City of Cle Elum public works projects. 
These Standards have been prepared to form a compiled document intended to assist and inform 
developers, consultants, and contractors of the construction requirements to be used on public 
works improvements. 

The Standard Specifications, Special Provisions, and City Standard Details shall periodically be 
revised and updated. It shall be the responsibility of each user of this information to verify that he 
has the latest revisions prior to submitting any work covered by these specifications and details . 

.Developers and contractors are encouraged to contact the City of Cle Elum Public Works 
Department regarding these standards. 

City oi Cle Elum 
Public Works Department 
1·19 West 1st 
Cle Elum, WA 98922 

Telephone: 
Fax: 

(509) 674-2262 
(509) 67 4-4097 
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Construction Standards 

CHAPTER 4 - GENERAL REQUIREMENTS FOR ALL PROJECTS 

GENERAL 

All work shall be done in accordance with the Plans, the latest edition of Standard Specifications 
for Road, Bridge, and Municipal Construction prepared by the Washington State Department of 
Transportation, and the Washington State Chapter of the American Public Works Association, 
referenced codes and organizations, and these Special Provisions. 

All references hereinafter made to Standard Specifications shall refer to the latest edition of the 
Standard Specifications for Road, Bridge, and Municipal Construction prepared by the Washington 
State Department of Transportation and the Washington State Chapter of the American Public 
Works Association. 

NOTE: THE "APWA AMENDMENTS TO DIVISION ONE OF THE WSDOT/APWA STANDARD 
SPECIFICATIONS" SHALL REPLACE DIVISION ONE OF THE "STANDARD SPECIFICATIONS 
FOR ROAD, BRIDGE, AND MUNICIPAL CONSTRUCTION." 

1-01 DEFINITIONS AND TERMS 

1-01.3 Definitions 

The.terms defined in Section 1-01.3 of the APWA Amendments to Division One of the Standard 
Specifications shall be further described by the following: 

Consultant: 

-Contract Documents: 

City: 

Contractor: 

Developer: 

Drawings: 

Means a civil engineer licensed in the State of Washington, 
employed by the Developer to prepare plans and specifications, 
perform construction staking, or similar services. 

Means the plans and specifications prepared by the Developer or his 
consultant for the public works improvements contemplated. 

Means the City of Cle Elum, a municipal corporation. 

Means the person or firm employed by the Developer to do the 
construction of the public works improvements. 

Means the person or firm engaging the services of and employing 
consultants, and/or contractors and paying for the design and 
construction of the public works improvements. 

Means the plans and specifications prepared by the Developer or his 
consultant for the public works contemplated. The terms "Contract 
Documents," "Plans," "Engineer's Plans/ l'Engineer's Drawings," 
"Working Drawings," and "Project Manual" are synonymous. 
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Engineer: 

Owner: 

Standard Details: 

Standard Specifications: 

Special Provisions: 

Construction Standards 

Means the Director of Public Works· of the City of Cle Elum or his 
duly authorized agent or representative. 

Means the City of Cle Elum acting through its legally established 
officials, boards, commissions, etc., as represented by its authorized 
officers, employees, or agents. 

Means specific drawings adopted by the City of Cle Elum and 
revised from time to time which show frequently recurring 
components of work which have been standardized for use. 

The latest edition of the Standard Specifications for Road, Bridge, 
and Municipal Construction published by the Washington State 
Department of Transportation and the Washington State Chapter of 
the American Public Works Association are, by this reference, made 
part of these Contract documents. Except as may be amended, 
modified, or supplemented hereinafter, each section of the Standard 
Specifications shall be considered as much a part of-these Contract 
Documents as if they were actually set forth herein. All references 
hereinafter made to Standard Specifications shall refer to the latest 
edition of the Standard Specifications for Road, Bridge, and Munici­
pal Construction prepared by the Washington State Department of 
Transportation and the Washington State Chapter of the American 
Public Works Association. 

The Special Provisions supersede any conflicting provisions of the 
Standard Specifications for Road, Bridge, and Municipal Construc­
tion and the appended amendments to the Standard Specifications 
and are made a part of this Contract. 

Should any conflicts be encountered, the following inter-relationships 
shall govern: . The Special Provisions shall supersede the APWA 
Amendments, which shall supersede the WSDOT Amendments, 
which shall supersede the Standard Specifications. 

1-03 AWARD AND EXECUTION OF CONTRACT 

1-03.4 Contract Bond (APWA only) 

Requirements regarding bonding and warranties of improvements are specified in Section 1 of the 
May 2002 version of the Development Standards, Cle Elum UGA, Trendwest and Master Site Plan. 
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1-04 SCOPE OF THE WORK 

1-04.4 Changes 

Construction Standards 

The provisions of Section 1-04.4 of the APW A Amendments to Division One shall be modified as 
follows: 

No changes in the· work covered by the approved Contract Documents shall be made 
without having prior written approval of the Developer and the City. 

1-04.11 Final Cleanup 

The Contractor shall perform final cleanup as provided in this section to the Developer's and 
Owner's satisfaction. The date of completion will not be established until this is done. The material 
sites and all ground the Contractor occupied to do the work shall be left neat and presentable. The 
Contractor shall: 

1. Remove all rubbish, surplus materials, discarded materials, falsework, temporary 
structures, equipment, and debris, and 

2. Deposit in embankments, or remove from the project, all unneeded, oversized rock 
left from grading, surfacing, or paving. 

Partial clean-up shall be done by the Contractor when he feels it is necessary or when, in the 
opinion of the Owner or Develqper, partial clean-up should be done prior to either major clean-up 
or fir,al inspection. 

1-04.12 Waste Site (New Section) 

The followin_g new section shall be added to the Standard Specifications: 

Where there is additional waste excavation in excess of ·that ·needed for the project and in 
excess of that needed for compliance with requests of the Owner, the Contractor shall · 
secure and operate his own waste site at his own expense. The Contractor shall also be 
required to secure and operate his own waste site at his own expense for the disposal of 
all unsuitable material, asphalt, concrete, debris, waste material, and any other 
objectionable material which is directed to waste by the Owner. 

The Contractor shall comply with the State of Washington's regulations regarding disposal 
of waste material as outlined in WAC 173~304, Subchapter 461 . 

1-05 CONTROL OF WORK 

1-05.1 Authority of the Engineer 

Add the following: 
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Unless otherwise expressly provided in the Contract Drawings, Specifications and Addenda, 
the means and methods of construction shall be such as the Contractor may 9hoose; 
subject, however, to the Consultant and the Engineer's right to reject means and methods 
proposed by the Contractor which (1) will constitute or create a hazard to the work, or to 
persons or property; or (2) will not produce finished work in accordance with the terms of 
the Contract. · Approval of the Contractor's means and methods of construction or his failure 
to exercise his right to reject such means or methods shall not relieve the Con.tractor of the 
obligation to accomplish the result intended by the Contract; nor shall the exercise of such 
right to reject create a cause for action for damages. 

1-05.3(1) Project Record Drawings (New Section) 
0 

The fallowing new section shall be added to the Standard Specifications: 

The Contractor shall maintain a neatly marked, full-size set of record drawings showing the 
final location and layout of all new .construction. Drawings shall be kept current weekly, with 
all field instruction, change orders, and construction adjustment. 

Drawings shall be subject to the inspection of the Developer and the City at all times. Prior 
to acceptance of the work, the Contractor shall deliver to the Developer record drawings 
in accordance with paragraph 9 of Chapter 1 - General. 

1~05.5 Construction Staking (New Section) 

The following new section shall be added to the Standard Specifications: 

The Consultant retained by the developer will establish the line and grade of proposed 
construction by off set stakes. The Consultant will establish the centerline for minor 
structures and establish bench marks at convenient locations for use by the Contractor. 

The Contractor shall establish grades from the Consultant's stakes at suitable intervals in 
accordance with good practice. Where new construction adjoins existing construction, the 
Contractor shall make such adjustments in grade as are necessary. 

1-05.10 Guarantees (APWA only) 

The following new section shall be added to the APWA Supplement: 

If, within two years after the date of Final Acceptance of the Work, defective and unautho­
rized work is discovered, the Contractor shall promptly, upon written request, return and in 
accordance with the instructions either correct such work, or if such work has been 
rejected, remove it from the Project Site and replace it with non-defective and authorized 
work, all without cost to the Owner or Developer. If the Contractor does not promptly 
comply with the written request to correct defective and unauthorized work, or if an 
emergency exists, the Owner/Developer reserves the right to have defective and 
unauthorized work corrected or rejected, removed, and replaced pursuant to the provisions 
of Section 1-05.8 of these Specifications. 
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The Contractor agrees the above two-year limitation shall not exclude nor diminish any 
rights under any law to obtain damages and recover costs resulting from defective and 
unauthorized work discovered after two years. 

1-05.16 Water and Power (APWA only) 

Water shall be furnished and applied in accordance with the provisions of Sections ~ -05.16 of the 
APW A Amendments to Division One and 2-07 of the Standard Specifications modified as follows: 

Water Supply: Water for use on the projects may be obtained/purchased from the City of 
Cle Elum and the Contractor shall arrange for and convey the water from the nearest 
convenient hydrant or other source at his own expense. The hydrants shall be used in 
accordance with the City of Cle Elum Water Department regulations. 

The City reserves the right to deny the use of fire hydrants where deemed inappropriate by 
the City. e 

1-05.18 Testing (New Section) 

The following new section shall be added to the Standard Specifications: 

The Contractor shall be responsible for scheduling and paying for all material testing 
required by these Contract Documents. All testing services shall be performed by an 
independent, certified testing firm and/or laboratory meeting the approval of the Engineer. 
The Contractor shall submit information relating to the qualifications of the proposed testing 
firm to the Engineer for review and approval prior to the preconstruction conference. The 
testing frequencies listed below may be increased to assure compliance with the Speci­
fications. 

Trench Backfill 

Copies of moisture-density curves for each type of material encountered and copies 
of all test results shall be provided to the Engineer as construction progresses. 

Compaction tests shall be taken at a frequency and at depths sufficient to document 
that the required density has been achieved. At a minimum, one (1) compaction 
test shall be taken for each 100 linear feet of mainline pipeline trench and one (1) 
test for each street crossing. At alternating 100-foot locations along the main trench 
line, tests shall be taken at 1-foot, 2-foot, and 3-foot depths below finish grade. 

The Engineer may request additional tests be performed at the Contractor's 
expense, if test results do not meeUhe required trench backfill densities. 

All trenches shall be backfilled and compacted to at least 95 percent of maximum 
density as determined by ASTM D 698 (Standard Proctor). 
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Roadway Embankment 

Copies of the moisture density curves for each type of material encountered and 
copies of all test results shall be provided to the Engineer as construction 
progresses. 

Compaction tests shall be taken at a frequency sufficient to document that the 
required density has been achieved. At a minimum, one (1) compaction test shall 
be taken for every 5,000 square feet of -surface area for each lift of roadway 
embankment. 

The Engineer may request additional tests be performed at the Contractor's 
expense, if test results do not meet the required subgrade densities. 

Roadway embankment compaction shall be as specified in SECTION 2-03.3(14}. 

Roadway Subgrade 

Copies of the moisture density curves for each type of material encountered and 
copies of all test results shall be provided to the Engineer as construction 
progresses. 

Compaction tests shall be taken at a frequency sufficient to document that the 
required density has been achieved. At a minimum, one (1} compaction test shall 
be taken for every 5,000 square feet of subgrade. 

The Engineer may request additional tests be performed at the Contractor's 
expense, if test results do not meet the required subgrade densities. Subgrade 
compaction shall be as specified for Roadway Embankment. 

Ballast and Crushed Surfacing 

Copies of the moisture density curves for each type of material incorporated into the · 
project and copies of all test results shall be provided . to the Engineer as 
construction progresses. 

Compaction tests shall be taken at a frequency sufficient to document that the 
required density has been achieved. At a minimum, one (1) compaction test shall 
be taken for every 5,000 square feet of surface area for each lift of ballast or 
crushed surfacing. 

The Engineer may request additional tests be performed at the Contractor's 
expense, if test results do not meet the required subgrade densities. 

Compaction of ballast and crushed surfacing shall be as specified in SECTION 4-
04.3(5). 
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Asphalt Paving 

Copies of the maximum Rice density test for each class of asphalt concrete 
pavement and copies of all test results shall be provided to the Engineer as 
construction progresses. 

Density tests shall be taken at a frequency sufficient to document that the required 
density has been achieved. At a minimum, one (1) compaction test shall be taken 
for every 5,000 square feet of surface area for each lift of asphalt concrete 
pavement. 

The Engineer may request additional tests be performed at the Contractor's 
expense, if test results do not meet the required subgrade densities. 

Compaction of asphalt concrete pavement shall be as specified in SECTION 5-
04.3(10)B. 

Cement Concrete Curb, Gutter, and Sidewalk 

A copy of the cement concrete design mix or certification f rem the concrete supplier 
that the concrete provided has been prepared to the strength requirement as 
specified elsewhere in these specifications. 

Concrete strength cylinders shall be taken and tested for each truck load of 
concrete delivered to the· job. All testing procedures shall be conducted in 
accordance with applicable Sections of Division 6-02 of the Standard Specifications. 

Copies of all test results shall be provided to the Engineer as construction 
progresses. 

1-07 LEGAL RELATION AND RESPONSIBILITIES TO THE PUBLIC 

1-07 .1 Laws to be Observed 

Amend the second sentence of the first paragraph to read: 

The Contractor shall indemnify and save harmless the City (any agents, officers, 
employees, and representatives) against any claims that may arise because the Contractor 
(or any employee of the Contractor or subcontractor or materialman) violated a legal 
requirement. 

1-07.5 Fish and Wildlife and Ecology Regulations 

In addition to the requirements of Section 1-07.5 of the APWA Amendments to Division One, the 
Contractor shall comply with the environmental provisions of the Department of Ecology. 

A method of dust control during construction shall be submitted to, and approved by, the 
Department of Ecology. A written copy of their approval shall be submitted to the Public Works 
Department prior to commencement of construction. The Developer shall designate a project 
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coordinator for contact during construction regarding alleged air quality violations and other 
complaints. 

1-07.17 Utilities and Similar Facilities 

Section 1-07 .17 of the APW A Amendments to Division One is supplemented by the following: 

Locations and dimensions shown on the plans for existing facilities are in accordance with 
available information obtained without uncovering, measuring, or other verification. It shall 
be the Contractor's responsibility to investigate the presence and location of all utilities prior 
to submitting a bid; 

The Contractor shall call for field location not less than two nor more than ten business 
days before the scheduled date for commencement of excavation which may affect 
underground utility facilities, unless otherwise agreed upon by the parties involved. A 
business day is defined as any day other than Saturday, Sunday, or a legal local, state, or 
federal holiday. The phone number for Cle Elum is 1-800-553-4344. If no one-number 
locator service is available, notice shall be provided individually by the Contractor to those 
owners known to or suspected of having underground facilities within the area of proposed 
excavation. 

The Contractor is alerted to the existence of Chapter 19.122 RCW, a law relating to 
underground utilities. Any cost to the Contractor incurred as a result of this law shall be at 
the Contractor's expense. 

No excavation shall begin until all known facilities, in the vicinity of the excavation area, 
have been located and marked. 

1-07 .18 Public Liability and Property Damage Insurance 

The Contractor shall obtain and maintain in full force and effect during the duration of this Contract 
public liability and property damage insurance in accordance with Section 1-07 .18 of the APWA 
Amendments to Division One and as modified herein. 

Prior to start of construction, the Contractor shall furnish the Owner a Certificate of 
Insurance and the additional insured endorsements as evidence.of compliance with these 
requirements. This certificate shall name the City of Cle Elum, its employees. agents, 
elected and appointed officials. engineering consultant. and all subcontractors as 
"additional insureds" and shall stipulate that the policies named thereon cannot be canceled 
unless at least forty-five (45) days written notice has been given to the Owner. The 
certificate shall not contain the following or similar wording regarding cancellation 
notification: "Failure to mail such notice shall impose no obligation or liability of any 
kind upon the company, its agents. or representatives." 

1-07.23 Public Convenience and Safety 

The provisions of the latest edition of the Manual on Uniform Traffic Control Devices for Streets and 
Highways and amendments thereto published by .the U.S. Department of Transportation, Federal 
Highway Administration, by this reference are made a part of these Contract Documents. 
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The provisions of Section 1-07 .23 of the Standard Specifications are· modified as follows: 

All signs, barricades, traffic control devices, and labor for traffic control required by 
construction activities for the control of traffic shall be supplied, placed, and maintained by 
the Contractor. This shall apply to detours and traffic control both. within and outside the 
limits of the project. All costs for furnishing, placing, and maintaining the referenced traffic 
control devices and labor for traffic control shall be considered incidental to the bid items 
of the Contract. 

All work shall be done under a program which shall have-the approval of the Consultant and 
the City of Cle Elum and create a minimum of interruption or inconvenience to pedestrian 
and vehicular traffic. All arrangements to care for such traffic will be the Contractor's 
responsibility and shall be made at his expense. All work shall be carried out with due 
regard for public safety. Open trenches shall be provided with proper barricades and at 
night they shall be distinctly Indicated by adequately placed lights. At entrances to business 
properties and other private roads, driveways, bridges, or other such means as to provide 
access shall be provided by the Contractor. The Contractor shall maintain vehicular and 
pedestrian access to busin~sses at all times that businesses are open for business. 

Upon failure of the Contractor to provide immediately and maintain adequate suitable 
barricades, lights and detour signs, when ordered to do so, the Owner shall be at liberty, 
without further notice t\.1 the Contractor or the Surety, to provide the same and request 
payment for providing proper barricades, lights, and signs, and the Owner assumes no lia­
bility connected therewith. 

Any traffic restriction must have Rrior approval of the City of Cle Elum. Appropriate traffic 
control measures and signing are required during such temporary road closures. 

It shall be the responsibility of the Contractor to secure the approval of and notify the 
Developer, City of Cle Elum, and the Police and Fire Departments at least 24 hours prior 
to closing any street, in addition to correlating the proposed closures with the City of Cle 
Elum to ensure proper detouring of traffic. When the street is re-opened, it shall again be 
the responsibility of the Contractor to notify the above named department~ and persons. · 

1-07.28 Safety Standards (New Section) 

The following new section shall be added to the Standard Specifications: 

AU work shall be performed in accordance with all applicable local, state, and federal health 
and safety codes, standards, regulations, and/or accepted industry standards. It shall be 
the responsibility of the Contractor to ensure that his work force and the public are ade­
quately protected against any· hazards. 

The Owner or Developer shall have the authority at all times to issue a stop work order at 
no penalty if, in their opinion, working conditions present an undue hazard to the public, 
property, or the work force. Such authority shall not, however, relieve the Contractor of 
responsibility for the maintenance of safe working conditions or assess any responsibility 
to the Owner or Developer for the identification of any or ~II 1Jnsafe condiJions. 
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1-07.29 Notifying Property Owners (New Section) 

The following new section shall be added to the Standard Specifications: 

When construction activities will affect ingress and egress to a property along the project 
alignment, the Contractor shall be responsible for notifying the occupant'occupants of the 
property 24 hours prior to the construction activity beginning. If personal contact with the 
occupant is not possible, the Contractor shall leave written notification. · 

1-08 PROSECUTION AND PROGRESS 

1-08.3 Progress Schedule 

The provisions of SECTION 1-08.3 of the Standard Specifications, Division One shall be supple­
mented with the following: 

Prior to the commencement of any work, a preconstruction conference shall be held. The 
Contractor or Developer shall contact the City of Cle Elum and set a date and time for the 
meeting. It shall be the responsibility of the Contractor and Engineer to notify and invite all 
parties having an interest in the project to the meeting. 

At this conference all points of the Plans and Specifications will be open to discussion 
including scope, order and coordination of wt1rk, equipment lead time required, means and 
methods of construction, inspection and report:.19 procedures, etc. The Contractor should 
satisfy himself that all provisions and intentions of the work are fully understood. 

The Contractor shall prepare and submit to the Owner and Engineer at the Preconstruction 
Conference a Construction Progress and Completion Schedule using a bar graph format. 
Items in the Schedule shall be arranged in the order and sequence in which they will be 
performed. The schedule shall be drawn to a time scale, · shown along the base of the 
diagram, using an appropriate measurement per day with weekends and holidays indicated. 
The Construction Progress Schedule shall be continuously updated and, if necessary, · 
redrawn upon the first working day of each month or upon issuance of any Change Order 
which substantially affects the scheduling. Copies (2 prints or 1 reproducible) of newly 
updated Schedules shall be forwarded to the Owner and Engineer, as directed, immediately 
upon preparation. 

1-08.3(1) Means and Methods (New Section} 

The following new section shall be added to the Standard Specifications: 

Unless otherwise expressly provid!3d in the Contract Drawings, Specifications and Addenda, 
the means and methods of construction shall be such as the Contractor may choose; 
subject, however, to th!:3 Consultant's or Engineer's right to reject means and methods 
proposed by the Contractor which (1) will constitute or create a hazard to the work, or to 
persons or property; or (2) will not produce finished work in accordance with the terms of 
the Contract. The Consultant's or Engineer's approval of the Contractor's means .and 
methods of construction or his failure to exercise his right to reject such means or methods 
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Construction Standards 

shall not relieve.the Contractor of the obligation to accomplish the result-intended by the 
Contract; nor shall the exercise of such right to reject create a cause for action for 
damages. 

1-08.3(2) Contractor Responsibility {New Section) 

The following new. section shall be added to the Standard Specifications: 

The Contractor is responsible for constructing and completing all work included in the 
Contract Documents and any other work directed by the Developer. in a professional 
manner with first-class workmanship. 

The Contractor shall keep the City of Cle Elum, the Developer, and the Consultant informed in 
writing of the address to which official correspondence is to be directed, the address and phone 
number of the person in charge of his field personnel, and the address and telephone number of 
the Contractor's representative who will be responsible and available outside of normal working 
hours for emergency repairs and the maintenance of traffic control and safety devices. 

1-10 TEMPORARY TRAFFIC CONTROL 

1-10.2(2) TRAFFIC CONTROL PLANS 

Oelete the entire section and replace with the following: 

The Contractor shall prepare a signing plan showing the necessary Class A construction 
signing and barricades required for the project and submit it to the Engineer for review no 
later than the preconstruction conference date: When the Class B signing for a particular 
area will be provided as detailed on one or more of the figures included in the MUTCD 
without modification, the Contractor may reference the applicable MUTCD figure at the 
appropriate location on the Pl~n. When this procedure is used, variable distances such as 
minimum length of taper must be specified by the Contractor. 

The signing plan prepared by the Contractor shall provide for adequate warning within the 
limits of the project and on all streets, alleys, and driveways entering the project so that 
approaching traffic may tum left or right onto existing undisturbed streets before reaching 
the project. 

1-10.3 FLAGGING, SIGNS, AND ALL OTHER TRAFFIC CONTROL DEVICES 

1-10.3(3) CONSTRUCTION SIGNS 

The first s~r1tence of the first paragraph is revised to read: 

All signs, barricades, flashers, cones, traffic safety drums, and other traffic control devices 
required by the approved traffic control plan(s), as well as any other appropriate signs 
prescribed by the City or County, shall be furnished by the Contractor. 
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The last two sentences of the first paragraph are deleted. 

The third paragraph is revised as follows: 

Delete item 2. 

Revise item 3 to read: 

Construction Standards 

Furnishing, initial installation, and subsequent removal of both Class A and B 
construction signs; and 
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CHAPTER 5 ~ WATER SYSTEM IMPROVEMENTS 

GENERAL REQUIREMENTS FOR .WATER MAINS 

All extensions to the City of Cle Elum's domestic water system shall conform. to the design 
standards of the City of Cle Elum and the State Department of Health as follows: 

All new lots and developments shall be served by a public water supply line maintained by 
the City of Cle Elum and located adjacent to the lot or development site. The water supply 
line shall be capable of providing sufficient flow and pressure to satisfy the fire flow and 
domestic service requirements of the proposed lots and development requirements. 

Water lines shall be extended by the Owner or Developer to the point where the adjoining 
property owner's responsibility for further extension begins. This typically requires an 
extension across the entire frontage of the property to the property line of the adjoining 
owner. In some cases, ,;twill require dedication of an easement and a line extension across 
the property or extension across two or more sides of the developing property. Extensions 
will be consistent with and implement the City's adopted Water Comprehensive Plan. 

All new public domestic water mains shall be a minimum diameter of 8-inch. Fire hydrant 
runs less than 50 feet from the water main to the fire hydrant shall be a minimum of 6-inch. 

Larger public water mains may be required depending upon fire flow requirements as 
determined by the City Fire Chief and City Building Code Department. 

Water main oversizing, above that required for the particular development being submitted, 
may be required by the City of Cle Elum to be installed for future extension. The cost of the 
materials only for the oversizing shall be reimbursed to the Developer by the City. The 
Developer shall submit actual material invoices showing the actual cost of the materials 
furnished and the cost of the same materials of the size required for the development. 

The Developer shall be responsible for pressure reducing valve stations in areas of 
excessive pressure. 

Eight-inch dead-end water main over 1,500 feet in length will only be allowed where future 
looping via public right of way can be assured. Dead-end mains exceeding 1,500 feet in 
length will be at least 10-inch diameter pipe where looping is not practical or is unlikely to 
occur in the future. 

Maximum valve spacing in public water mains will be 1,200 linear feet. Valves will be 
furnished and installed on all legs of new water main intersections. 

All new water meters shall be a minimum of 3/4-inch and shall be furnished and installed 
by the City of Cle Elum. If more than 1 O meters are required, they shall be furnished and 
installed by the Developer to City of Cle Elum standards. · 

Only one meter shall be served from each main tap. 

G:\JAN\Ct.EELUM-JC3\CONSTRUCTION STOS· lW-IJGAwpd 23 



l 
f 
l 
l 
J 

J 

I 
J 

t 
t 

Construction Standards 

Minimum two-inch air and vacuum release· valves shall be furnished and installed at high 
points in the system. 

Fire hydrants shall be spaced no greater than every 300 feet. Additional hydrants may be 
required to protect structures as determined by the City Fire Chief. Additional fire hydrants 
required on a site may require a looped, on-site fire hydrant main. Easements will be 
provided for all on-site, public, looped water mains. 

All irrigation services shall be installed with a State approved, double check valve assembly. 
Water and sewer mains shaU:be separated in accordance with-Section C1-9. t of the latest 
edition of the Criteria for Sewage Works Design by the Washington State Department of 
Ecology. 

The design of water mains and appurtenances is subject to ·review and approval by the City 
of Cle Elum Director of Public Works. The Director of Public Works may, at his discretion, 
adjust these Standards as necessary to facilitate installation of water lines and 
appurtenances for the health, safety, and protection of the general public. 

All double detector check valve assemblies shall conform to City of Cle Elum standards. 
Initial and annual testing will be required. 

SPECIAL PROVISIONS FOR WATER MAINS 

The following sections of the Standard Specifications have been amended or supplemented as 
described below. 

7-09 PIPE AND FlmNGS FOR WATER MAINS 

7-09.2 Materials 

Section 7-09.2 of the Standard Specifications shall be revised as follows: 

Pipe shall be either: 

Ductile Iron, conforming to the requirements of Section 9-30.1 (1) of the Standard 
Specifications, except that it shall be Standard Thickness Class 50. Joints shall be rubber 
gasket, push-on type (Tyton Joint). Fittings shall be mechanical joint or flanged, as shown 
on the Plans, and shall conform to Section 9-30.2(1) of the Standard Specifications. 

Polyvinyl Chloride (PVC) Water Main Pipes: PVC pipe (4-inch and larger) shall conform 
with the requirements of SECTION 9.,.30.1 (5) of the Standard Specifications. PVC Pipe 
(over 12-inch) shall conform with the requirements of AWWA C 905 DR 25. Joints shall be 
rubber gasket push-on type with thickened bell. Fittings shall be mechanical joint and/or 
flanged in accordance with the Plans and SECTION 9-30.2(1) of the Standard 
Specifications. 
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Connection Couplings: Couplings for DI pipe, either transition or straight couplings, shall 
be compression type flexible couplings conforming to SECTION 9-30.2(7) of the Standard 
Specifications. 

7-10 TRENCH EXCAVATION. BEDDING. AND BACKFILL FOR WATER MAINS 

7-10.1 (1 )C Bedding 

Add the following: 

Imported pipe bedding for rigid pipe shall be crushed gravel, placed and compacted in 
layers per the Standard Specifications. Use imported pipe bedding as directed by the 
Engineer. Native material may be used for bedding rigid pipe if it meets.the requirements 
of Section 9-03.15. 

Imported pipe bedding for flexible pipe shall be crushed gravel, placed and compacted per 
the Standard Specifications. Bedding shall be placed under all flexible pipe. 

7-10.2 Materials 

Delete entire Section and replace with the following: 

Imported Pipe Bedding shall conform to the requirements of Section 9-0:3.9(3), Crushed 
Surfacing Base Course. · 

Imported Select Backfill shall conform to the requirements of Section 9-03.9(3), Crushed 
Surfacing Top Course. 

7-10.3(10) Backfilling Trenches 

Add the following: 

Street crossing trenches shall be backfilied for the full depth of the trench with imported 
Select Backfill. The Director of Public Works may require the use of Controlled Density Fill 
(CDF) for trench backfill in certain circumstances. The requirements for COF are set forth 
in Section 8-30 of these Special Provisions. 

7-10.3(12) LOCATING WIRE 

A continuous solid copper locating wire shall be placed along the top of all water pipe. This wire 
shall be secured to the. top of the pipe at maximum 10-foot-intervals using 6-inch strips of 2-inch 
wide duct tape. All splices shall be tied, electrically continuous, and made waterproof. Access to 
terminal ends of the locating wire shall be made at all valve boxes, meter boxes, fire hydrants, 
vaults, etc. The result of this installation shall be a continuous wire circuit electrically isolated from 
ground. The Contractor shall be responsible for testing continuity and for testing isolation from 
ground in the wire after all work has been completed on the test section. The Contractor is advised 
to do intermediate testing on his own after backfilling operations and prior to surface restoration 
work to be sure continuity is maintained. If there is a break or defect in the wire, it shall be the 
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Contractor's responsibility to locate and repair the defect~ The continuity of the location wire shall 
be tested from one test load point to the next by use of a temporary wire laid between test points 
in-line with an ohmmeter. Resistance shall be measured with an approved ohmmeter that has 
been properly calibrated. The continuity of a test section will be accepted if the resistance of the 
test section does not exceed 5 ohms per 500 feet of location wire being tested. Isolation from 
ground shall be measured with a megohmmeter and shall be a minimum of 20 megohms for any 
section of location wire tested. The Engineer shall witness the acceptance test. ·The wire and 
installation shall be included in the water main bid price. No separate payment shall be made. 

7-12 VALVES FOR WATER MAINS 

7-12.2 Materials 

Add the following: 

Gate Valves: All valves size 4-inch through 8-inch shall be resilient seated gate valves 
conforming to the latest AWWA Standard C 509. Valves shall be Mueller, Dresser, Clow, 
or equal. 

All gate valves 4-inch and larger shall have mechanical joint and/or flanged connections as 
shown on the Plans, non-rising stems, open counterclockwise, and shall be provided with 
a 2-inch square operating nut. Stuffing box shall be 0-ring type. 

Valves smaller than 4-inch shall have screw type end connections and be non-rising stem, 
screwed bonnet, solid wedge disc type having a minimum working pressure of 200 psi. 
Valves shall be Crane 438, Stockham 103, or equal. 

Butterfly Valves: AH valves sizes 10-inch and larger shall be butterfly valves suitable for 
direct burial and shall conform to the latest AWWA Standard C 504. 

Valves shall have mechanical joint and/or flanged qonnections as shown on the Plans and 
shall be of the same size as the line on which they are located. Valve shafts shall be a one- · 
piece unit extending full size through the valve disc and valve bearings, with minimum shaft 
diameter as specified in AWWA C 504 Class 1508. Valve operators shall be worm gear 
type, sealed, gasketed, and lubricated for underground service. All valves shall open 
counter-clockwise and shall be provided with a 2-inch operating nut, unless otherwise 
specified. 

Valve Boxes shall be two piece adjustable. The top section shall be similar to Rich Model 
940-8, or equal, 18-inches high. The bottom section ·shall be a Rich Model R-36, or equal, 
36-inches high. Extension sections shall be Rich Model 044, or equal, 12-inches high. 

7-14 FIRE HYDRANTS 

7-14.2 Materials 

Replace the entire Section with the following: 
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The City of Cle Eli.ini accepts hydrants of the following manufacturer, providing·the hydrants ·· 
conform to the City's technical specifications for fire hydrants: 

Mueller Centurion, Model No. A 423 

All hydrants shall have a Main Valve Opening (MVO) of 5-1 /4", one port with a 4" Cle Elum 
specification steamer port with Storz adaptor coupling, and two (2) 2-~· NST hose 
connections. 

Hydrants-shall .be painted with two coats of high.visibility. yellow paint. 

7-14.3(1) Setting Hydrants 

Add the following: 

The hydrant shall be set to the correct elevation on a concrete block base measuring 12" 
x 12" x 6" thick, which has been placed on undisturbed earth. Around the base of the 
hydrant the Contractor shall place 0.25 cubic yards of drain rock ranging in size from 3/4" 
to 1 W' to allow free drainage of the hydrant. 

7-14.3(2) Hydrant Connections 

Add the following: 

Hydrants shall be connected to the main with 6-inch minimum diameter water main. Each 
hydrant lateral shall include an auxiliary gate valve and valve box. 

7-14.3(2)A Hydrant Restraint 

Add the following: 

The Contractor shall securely shackle the hydrant to. the water- main as indicated.on .the 
Standard Detail. 

7-15 SERVICE CONNECTIONS 

7-15.1 General 

This work shall consist of installing new water services and connecting to the water main. New 
water service shall be installed in accordance with the detail on the Plans and shall consist of a new .. 
service saddle,· new corporation-stop, new service-line, new compression couplings as required, 
new meter box, new meter setter, and new service meter. 

The Contractor shall set the meter box to the finished grade of the area. The Contractor will be 
required to reset the meter box if it is not at finished grade at the completion of the project. The 
completed water service shall be tested at system operating pressure by the Contractor and must 
show no signs of leakage. · 
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7-15.2 Materials 

Section 7-15.2 of the Standard Specifications shall be revised as follows: 

Service Saddle: Service saddles shall be Romac Industries Style 101 N Nylon Saddle with 
Stainless Steel Strap, or approved equal. 

Corp Stop: Corporation stops shall be Mueller Co. Mark II Oriseal, or approved equal. 

Service Pipe: Service pipe for use on· this project shall be copper tubing Type K in 
accordance with Section 9-30.6(3)A of the Standard Specifications. 

Meter: Meters will be furnished by the City of Cle Elum (Sensus ''Touch Read"). The water 
service connection fee, including the cost of the water meter, shall be paid by the Developer 
or property owner at the time of service hookup. 

5/8" x 3/4" Meter Installations: Meter boxes shall be Mueller/McCullough Thermal-Coil 
meter boxes, and shall be equipped as follows: 

Box Style 
Box Diameter 
Box Depth 
Meter Inlet Type 
Meter Outlet Type 
Box Bottom Type 
Box Locking Device 
Insulating Pat 
Lid 

lid Frame 

Single meter 
15-inch diameter 
48-inch depth 
Locking angle meter stop 
Dual check valve 
Less bottom. No bottom required. 
Side locking 
4-inch thick 
15-inch diameter flat lid with side mounted key lock 
and ready for "touch read" meter register feature 
Lid frames (part number 700097) are to be furnished 
and installed by the Contractor:· in all installations in 
asphalt concrete, cement concrete, driveways, and/or 
concrete pavers. 

1 " Meter Installations: Meter boxes shall be Mueller/McCullough Thermal-Coil meter boxes, 
and shall be equipped as follows: 

Box Style 
Box Diameter 
Box Depth 
Meter Inlet Type 
Meter Outlet Type 
Box Bottom Type 
Box Locking Device 
Insulating Pat 
Lid 

Lid Frame 
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Single meter 
18-inch diameter 
48-inch depth 
Locking angle meter stop 
Dual check valve 
Less bottom. No bottom required. 
Side locking 
4-inch thick 
18-inch diameter flat lid with side mounted key lock 
and ready for "touch read" meter register feature 
Lid frames (part number 700098) are to be furnished 
and installed by the Contractor in all installations in 
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asphalt concrete, cement concrete, driveways, and/or 
concrete pavers. 

1-1/2-lnch and 2" Meter Installations: Meter vaults shall be Mueller/McCullough EZ-Vault 
meter setters, or approved equal, and shall be equipped as follows: 

EZ-Vault 

Box Style 
Box Diameter 

Box Depth 
Meter Inlet Type 
Meter Outlet Type 
Box Bottom Type 
Box Locking Device 
Insulating Pad 
lid 

lid Frame 

7-15.3 Construction Requirements 

1-1/2", code number 500 
2", code number 550 
Single Meter 
1-1 /2" - 24-inch diameter 
2" - 27-inch diameter 
48-inch depth 
Flanged locking angle meter stop 
Flanged duat check Valve 
Less bottom. No bottom required 
Side locking 
4-inch thick 
18-inch diameter flat lid with side mounted key lock 
and ready for "touch readN meter register feature 
Lid frames (part number 700098) are to be furnished 
and installed on all 1-1 /2" and 2" meter installations. 

Section 7-15.3 of the Standard Specifications shall be modified as follows: 

Where directed by the Engineer, i.e., street crossing, trenches shall be backfilled for the full 
depth of the trench with imported select backfill. 

The City will inspect service installation work. The City inspector will inspect the water 
service pipe after the pipe has been laid in the trench, but prior to backfill. A leak test will 
be required to be run in the presence of the inspector. Provide 48 hours minimum notice. 
prior to any required inspections. 

Water and sewer service lines may not be laid in the same trench except as provided in 
Section 1008 of the Uniform Plumbing Code (UPC) and with written approval of the City of 
Cle Elum Building Inspector. 

Water services shall be laid with a minimum of 48 inches of cover, or as directed by the 
Public Works Director. 
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CHAPTER 6 - SANITARY SEWER SYSTEM IMPROVEMENTS 

GENERAL REQUIREMENTS FOR SANITARY SEWER MAINS 

All extensions to the sewer system shall conform to the design standards of the City of Cle Elum 
and the Washington State Department of Ecology as follows: 

All new lots and developments shall be served by a public sanitary sewer line adjacent to 
the lot or development site. 

Sewer lines shall be extended by the Owner or Developer to the point where the adjoining 
property owner's responsibility for further extension begins. This typicaliy requires an 
extension across the entire frontage of the property. to the property_ line of the adjoining 
owner. In some cases, it will require dedication of an easement and a line extension across 
the property or extension across two or more side of the developing property. Extensions 
will be consistent with and implement the City's adopted Sewer Comprehensive Plan. 

Sewer lines shall be located in streets to serve abutting properties. When necessary, 
sewer lines may be located within public easements. Lines located in streets will be offset 
from the street centerline and not located within a vehicle wheel path. Sewer lines located 
in easements shall generally be located in the center of the easement, but may, with the 
approval of the Director of Public Works, be offset to accommodate the installation of other 
utilities or to satisfy special circumstan,;es. 

The minimum size for public sewer mains is eight (8) inches in diameter. The developer's 
sewer system must provide capacity for the proposed development, but must also provide 
capacity for future extensions. 

Sewer lines shall be terminated with a manhole. In special circumstances, a flush-end 
(clean-out) may be installed on the end of a sewer main extension, provided the end is no 
further than 150 feet from ~he last manhole and the sewer main line and grade will permit 
further extension. 

Manholes shall be installed at intervals of no greater than 400 feet and at all vertical and 
horizontal angle points in the sewer main. 

Each building containing sanitary sewer facilities shall be served by a separate private side 
sewer line. Branched side sewers serving multiple buildings and properties shall not be 
permitted. Side sewers serving multi-unit buildings are permitted. 

Side sewers shall be installed in accordance with the Uniform Plumbing Code (UPC) and 
subject to review and approval by the Ctty of Cte Elum Building Inspector. Water and sewer 
lines shall not be laid in the same trench, except as provided in Section 1008 of the UPC 
and with written approval of the City of Cle Elum Building Inspector. 

Sewer lines shall be designed for gravity flow operation. Lift stations and force mains shall 
be limited to those locations and circumstances where they are consistent with the 
Comprehensive Sewer Plan and are the only viable ·solution to serve the proposed 
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development and other properties in the vicinity. Lift stations and force mains shall be 
designed by a Professional Engineer licensed in the State of Washington. 

The design of sewer mains and appurtenances is subject to review and approval by the City 
of Cle Elum Director of Public Works. The Director of Public Works may, at his discretion, 
adjust these Standards as necessary to facilitate installation of sewer lines and 
appurtenances for the health, safety, and protection of the general public. 

SPECIAL PROVISIONS FOR SANITARY SEWER MAINS 

The following sections of the Standard Specifications have been amended or supplemented as 
described below; 

7-05 MANHOLES, INLETS. CATCH BASINS. AND DRYWELLS 

7-05.2 Materials 

Add the following: 

Manholes shall be gasketed and constructed of minimum 48-inch diameter reinforced 
precast concrete manholes sections in conformance with the requirements of this Section. 
The base and first barrel section shall be precast monolithically with preformed channels. 

Joints in the manhole sections shall be watertight and shallbe a rubber ring compression 
joint complying with ASTM C443, a flexible, plastic gasket, or approved equal. 

Manhole frames and covers shall be cast iron with a combined weight of not less than 400 
pounds and have a clear opening of 24 inches. The frames and covers shall be the 
manufacturer's stock pattern capable of withstanding, with appropriate margin of safety, an 
H20 loading. Covers shall have a 1-inch hole only, unless otherwise noted, and the top 
shall be flat with a non-skid pa~ern. The contact surfaces of the frames and covers shall · 
be machine finished to a common plane or have other adequate provision to prevent 
rocking. 

7-05.3 Construction Requirements 

Add the following 

The design and construction of all manholes shall provide for a minimum 0.1 O footvertical 
drop through the manhole 

Manhole coupling adaptors may be precast in the manhole to accept PVC pipe, provided 
diameters match. No field grouting of pipe into manholes will be allowed. Pipe connections 
at manholes must be gasketed and must be flexible. "A-Lok" gasket system or approved 
equal may be used as an alternate·to the manhole coupling adapter. 
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7•08 GENERAL PIPE INSTALLATION REQUIREMENTS 

7·08.1 General 

Add the following: 

Construction Standards 

All construction work shall be inspected by the City of Cle Elum prior to backfil_ling. At least 
48 hours notice shall be given to the City Public Works Department prior to backfilling. 

The Contractor shall notify the Utility Notification Center (One Call Center) at least 48 hours 
prior to start of excavation so that underground utilities may be marked. Telephone number 
is 1-800-553-4344. 

7-08.3(1)C Bedding the Pipe 

Add the following: 

The imported pipe bedding to be utilized for the trench backfill shall be crushed gravel, 
placed and compacted in layers as designated by the Director of Public Works. Crushed 
gravel shall conform to Section 9-03.9(3) Crushed Surfacing Top Course. 

7-08.3(2)8 Pipe Laying - General 

Add the following: 

All sewer pipe shall be provided with 6-inch wide magnetfc marking tape as detailed in 
Standard Detail S-1 . 

7-08.3(3) Backfilling 

Add the following: 

Street crossing trenches shall be backfilled for the full depth of the trench with imported 
crushed gravel select backfill conforming to Section 9-03.9(3) Crushed Surfacing Base 
Course. The Director of Public Works may require the use of Controlled Density Fill (CDF) 
for trench backfill in certain circumstances. The requirements for CDF are set forth in 
Section 8-30 of these Special Provisions. 

Water settling and/or mechanical compaction shall be required for all trenches. The density 
of the compacted materials shall be at least 95% of the maximum density as determined 
by ASTM D 698 Test (Standard Proctor). 

7-17 SANITARY SEWERS 

7-17.2 Materials 

Sanitary Sewer Pipe approved for the City of Cle Elum shall be: 
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Construction Standards 

PVC Sewer Pipe (Gravity): Polyvinyl Chloride Pipe with flexible gasketed joints shall , 
conform with the requirements of Section 9-05.12 of the Standard Specifications (ASTM 
D3034, SOR 35). Pipe joint type for restrained gasket. 

PVC fittings for PVC sewer pipe such as tees, wyes, elbows, plugs, caps, etc, shall be 
flexible gasket joint fittings acceptable for use and connection to PVC sewer pipe. 

7-18 SIDE SEWERS 

7-18.1 General 

Add the following: 

Side sewers shall be constructed with a minimum of 30 inches of cover. This provision may 
be waived by the Director of Public Works under special circumstances; however, under 
no circumstances shall the side sewer be laid with less than 18 inches of cover. 

7-18.2 Materials 

Add the following: 

Side sewers shall be a minimum of 4-inches in diameter. Larger sizes, if required, will be 
approved by the Director of Public Works on a case by case basis. 
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Construction Standards 

CHAPTER 7-_ STREET IMPROVEMENTS 

GENERAL REQUIREMENTS FOR STREETS 

All new street construction must conform to these design standards of the City of Cle Elum and the 
Cle Elum Municipal Code. 

No cul-de-sac streets shall be allowed. 

Cement concrete barrier curb shall be installed along all new streets. Rolled curb may be permitted 
along certain residential streets as determined by the City Public Works Director. If rolled curb is 
allowed, barrier curb must be installed around all new radii. New sidewalks behind rolled curb shall 
be a minimum of 6 inches thick. 

Sidewaiks shaU be constructed on both sides-c>fall new streets. If the Developer believes there are 
special circumstances whereby the construction of sidewalk on one side should be deferred, he 
may make written request to the City Public Works Director. 

New street lighting shall be designed to provide required levels of lighting based upon street 
classification and location as determined by the City of Cle Elum. At a minimum, a street light shall 
be installed at each street intersection, at mid block, no more than three hundred (300) feet apart, 
and at ends of cul-de-sacs. Street lights shall meet the design and placement requirements of 
these Standards and the City Public Works Director. All electrical panels will be designed to City 
of Cle Elum standards. 

Traffic Studies 

In order to provide sufficient information to assess a development's impact on the transportation 
system and level of service, the Director of Public Works may require a traffic study to be 
completed by the Developer at the Developer's expense. This decision will be based upon the size 
of the proposed development, ·· existing roadway condition, traffic volumes, accident history, 
expressed community concern, and other factors relating to transportation. 

Traffic studies shall be conducted under the direction of a traffic engineer or civil engineer licensed 
in the State of Washington and possessing special training and experience in traffic engineering. 

The level of detail and scope of the traffic study may vary with the size, complexity, and location 
of the proposed development. A traffic study shall, at a minimum, be a thorough review of the · 
immediate and long-range effects of the proposed d~velopment on the City's transportation system. 
Guidelines for the traffic study shall be reviewed by the Director of Public Works on a project basis. 

SPECIAL PROVISIONS FOR-STREETS 

The following sections of the Standard Specifications have been amended Qr supplemented as 
described below. , 
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8-30 CONTROLLED DENSITY FILL (NEW SECTION) 

The following new section shall be added to the Standard Specifications: 

8-30.1 General 

Controlled Density Fill (CDF) may be required for street crossings by the Public Works Director. 
It shall be a mixture of Portland Cement, fly ash, aggregate, water, and admixtures proportioned 
to provide a non-segregating, self-consolidating, free-flowing material which will result in a 
hardened, dense, non-settling fill. 

8-30.2 Materials 

Materials shall meet the requirements of the following Sections of the Standard Specifications: 

Portland Cement (9-01) 
Fly Ash 
Aggregate,; 
Water 
Admixtures 

8-30.3 Construction Requirements 

8.;.30.3(1) Construction Materials 

Type II 
Class For C 
9-03.1 
9-25 
9-23.6 

The CDF shall be a mixture of Portland Cement, fly ash, aggregate, water, and admixtures which 
has been batched and mixed in accordance with Section 6-02.3 of the Standard Specifications. 

The following table provides a guideline for proportioning the Controlled Density Fill for this project. 
The final mix provided by the Contractor shall result in a material which is excavatable by machine 
with a maximum unconfined compressive strength of 300 psi. 

Water 
Cement 
Fly Ash 
Aggregate 

50 gals per cubic yard 
50 lbs per cubic yard 
250 lbs per cubic yard 
3,200 lbs per cubic yard 

The above table provides a guideline for the CDF mixture. The weights shown are only an estimate 
of the amount to be used per cubic yard of CDF. Actual amounts may vary from those shown as 
approved by the Engineer or approved mix data from similar projects which provided proper 
strength, workability, consistency, and density. 

8-30.3(7} Placing Controlled Density Fill 

The floatable CDF shall be placed in the trench area where directed by the Engineer and brought 
up uniformly to the elevation directed. In the cases where existing concrete slabs have been 
undermined by excavation, the Contractor shall ensure that the CDF is flowed completely under 
the slab. · 
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Mixing and placing may be started if weather conditions are favorable, when the temperature is at 
least 34 ° F and rising. At the time of placement, CDF must have a temperature of at least 40° F. 
Mixing and placing shall stop when the temperature is 38° F and falling. Each filling stage shall 
be as continuous an operation as practicable. CDF shall not be placed on frozen ground. 

The trench section to be filled with CDF shall be contained at either end of trench section by 
bulkhead or earth fill. 
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Construction Standards 

CHAPTER 8 - STORM DRAINAGE 

GENERAL REQUIREMENTS FOR STORM DRAINAGE IMPROVEMENTS 

All City of Cle Elum storm sewer improvements shall conform to the following design st~ndards of 
the City: 

Storm runoff occurring on all new lots and developments (private property) shall be retained 
and disposed of on-site. No storm runoff will be allowed to enter public property or public 
storm drainage system. 

Storm runoff for new public streets shall be designed and constructed as required to the 
point where the adjoining property owner's responsibility for further extension begins. This 
typically requires an extension across the entire frontage of the property to the property line 
of the adjoining owner. 

All storm sewer designs for new public streets shall be based upon an engineering 
analysis which takes into account total drainage areas, runoff rates, pipe and inlet 
capacities, and any other factors pertinent to the design 

All new storm drainage facilities, public or private, shall be designed by a Professional 
Engineer licensed in the State of Washington. Complete storm water runoff and drainage 
facilities sizing calculations shall be submitted to the City of Cle Elum for review and 
comment. 

Storm sewer facilities and pipelines shall be designed to meet a minimum 10-year storm 
criteria. Small private developments may be designed to accommodate 1-inch of 
precipitation over the on-site impervious surfaces. Small developments are defined to be 
20,000 SF or less of impervious surface area. Impervious surfaces must be clearly noted 
and shown on the project site plan. 

All storm water facilities shall have oil and silt separation. 

Inlet spacing shall be designed in accordance with the WSDOT Hydraulics Manual, Chapter 
5. Generally, inlet spacing shall not exceed 300 feet. There shall be installed a manhole 
or Type II catch basin at the intersection of two collector storm sewers. A collector storm 
sewer is a sewer servicing more than one catch basin. 

SPECIAL PROVISIONS FOR STORM SEWERS 

The following Sections of the Standard Specifications have been amended or supplemented as 
described below: 

7-02 CULVERTS 

7-02.4 Materials 

Add the following: 
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Construction Standards 

Culvert pipe approved for use on this project shall be as follows: 

Corrugated Aluminum Alloy Culvert Pipe meeting the requirements of SECTION 9-
05.5 of the Standard Specifications. 

Aluminized Corrugated Steel Culvert Pipe meeting the requirements of SECTION 
9-05.4 of the Standard Specifications. 

7-04 STORM SEWERS 

7-04.2 Materials 

Add the following: 

The storm drain pipe approved for use on this project shall be as follows: 

36-INCH AND LARGER PIPE 

Corrugated Aluminum Alloy Storm Sewer Pipe: All corrugated aluminum alloy storm 
sewer pipe shall comply with the requirements specified in SECTION 9-05.11 of the 
Standard Specifications and shall be 16 gauge with helical corrugations. A 
protective coating shall not be required. 

15-INCH THROUGH 36-INCH PIPE 

Corrugated Aluminum Alloy Storm Sewer Pipe: All corrugated aluminum alloy storm 
sewer pipe shall comply with the requirements specified in SECTION 9-05.11 of the 
Standard Specifications and shall be 16 gauge with helical corrugations. A pro­
tective coating shall not be required. All corr~gated metal pipe joints shall be 
flexible using rubber gasket joints~ Gaskets shallbe made of 3/8-inch thick by 12- · 
inch minimum width closed cell synthetic sponge rubber, per ASTM D 1056, Grade 
SCE-43, fabricated in the form of a cylinder with a diameter of approximately 10 
percent less than the nominal pipe size. The gasket shall be centered urider the 
band and lapped an equal distance on the ends of the adjoining pipe sections. 
Coupling bands shall be used and shall conform to the provisions of SECTION 
9-05.11 (1) of the Standard Specifications. Coupling bands shall be made by the 
same manufacturer as the pipe and shall be made of the same base material as the 
pipe which it connects. 

PE Pipe: Corrugated High Density Polyethylene (CPEP) pipe, couplings, and 
fittings shall comply with the requirements of SECTION 9-05.20 of the Standa(d 
Specifications. 
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Construction Standards 

12-INCH AND SMALLER PIPE 

PVC Pipe: Polyvinyl chloride (PVC) pipe shall conform with requirements specified 
in SECTION 9-05.12 of the Standard Specifications (ASTM D 3034, SOR 35). The 
pipe joint type shall be restrained gasket. 

PE Pipe: Corrugated High Density Polyethylene (CPEP) pipe, couplings, and 
· fittings shall comply with all the requirements of MSHTO M-252-851. Joints shall 
be water-tight. 

Pipe shall be as manufactured by Hancor, Advanced Drainage Systems, Inc., or 
approved equal. 

The perforated storm drain pipe approved for use shall be as follows: 

PE Pipe: Corrugated High Density Polyethylene (CPEP) pipe, couplings, and 
fittings shall comply with all the requirements of SECTIONS 9-05.1 (6) or 9-05.1 (7) 
of the Standard Specifications. 

DRAIN ROCK: Drain rock for use as backfill for the perforated storm drain pipe shall be 
coarse aggregate conforming to the requirements for gravel backfill for drywells as speci­
fied in SECTION 9-03.12(5) of the Standard Specifications. 

7-04.3(1) Cleaning and Testing 

7-04.3(1)A General 

No infiltration or exfiltration test will be required for the storm drain pipe. 

7-05 MANHOLES, INLETS, CATCH BASINS, AND ORVWELLS 

7-05.2 Materials 

Section 7-05.2 of the Standard Specifications shall be revised as follows: 

Gravel Backfill for Drywalls: Gravel backfill for drywells shall be as specified in Section 9-
03.12(5) of the Standard Specifications. 

Manhole Metal Castings: All cast iron frames and covers shall.be as specified.in SECTION 
9-05.15(1) of the Standard Specifications. All cast iron frames and covers to be used on 
this project shall be of the type, weight, and size approved by the City of Cle Elum, and 
shall be furnished by the Contractor. Covers for sanitary sewer shall be stamped 
"SEWER." Covers for storm drain shall be stamped "STORM." 

Precast Concrete Catch Basin: Catch basins shall be constructed as shown on the detail 
sheet of the Plans. 
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Construction Standards 

Catch basins shall be constructed of thirty (30} inch I.D. Washington State standard ·· 
reinforced concrete culvert pipe using cast iron grating and frames as shown on the Plans. 

Catch Basin Metal Castings: All frames and grates shall be capable of withstanding, with 
a reasonable margin of safety, a concentrated load of 20,000 pounds and shall be as 
specified in SECTION 9-05.15(2) of the Standard Specifications. The grate shall be ductile 
iron and "bicycle safe." The contact surfaces of the frame and grate shall be machine 
finished to a common plane and shall be so cast as to prevent rocking. Frames and grates 
shall be Inland Foundry Co., Inc., No. 433 Round Base, 20" x 24" or approved equal. 

7-05.3(1) Adjusting Manholes and Catch Basins to Grade 

Delete and replace with the following: 

Manholes and similar structures shall not be adjusted until the pavement is _completed, at 
which time the center of each structure shall be relocated from references previously 
established by the Contractor. 

The asphalt concrete pavement shall be cut and removed to a neat circle, the diameter of 
which shall be equal to the outside diameter of frame plus 2 feet. The frame shall be 
placed on cement concrete blocks or adjustment rings and wedged up to the desired grade. 
The base materials shall be removed and Class 3000 cement concrete shall be placed 
within the entire volume of the excavation up to, but not to exceed, 1 ~ inches below the 
finished pavement surface. 

On the following day, the concrete, the edges of the asphalt concrete pavement, and the 
outer edge of the casting shall be painted with hot asphalt cement. Class G asphalt 
concrete shall then be placed and compacted with hand tampers and a patching roller. 

The completed patch shall match the existing paved surface for texture, density, and 
uniformity of grade. The joint between the patch and the existing pavement shall .then be 
painted with hot asphalt cement or asphalt emulsion and shall be immediately covered with 
dry paving sand before the asphalt cement solidifies. 

7-05.3(2) Abandon Existing Manholes 

Replace the entire section with the following: 

Where shown on the Plans, existing sanitary sewer manholes shall be abandoned in place 
after the new sanitary sewer collection system is in place and all side sewers have been 
transferred to the new sanitary sewer pipeline. The following new section shall be added 
to the Standard Specifications: 

At least the top 3 feet of each manhole, or the top conical section in precast 
concrete manholes, shall be removed, including the cast iron ring and cover and 
concrete pad, if any. Debris resulting from breaking of the upper portion of the 
manhole may be mixed with backfill subject to the approval of the Engineer. Ring 
and cover will become property of tbe Contractor and all other surplus material shall 
be disposed of. 
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The existing pipe openings shall be plugged watertight with Class 3000 concrete · 
_and the manhole bottom slabs shall be broken to promote drainage. The remaining 
manhole structure shall be backfilled with granular material conforming to SECTION 
9-03.9(3) CRUSHED SURFACING BASE COURSE. Place backfill in uniform 
layers and compact to 95% maximum dry density, as determined by ASTM D 1557 
(Modified Proctor). 

Excavations resulting from manhole abandonment shall be backfilled with suitable, 
job-excavated material to top of subgrade. Compact to 95% maximum dry density 
as determined by ASTM D 698 (Standard Proctor). Restore surface to the condition 
existing prior to excavation with native material, gravel surfacing, or asphalt 
concrete pavement as shown for trench repair on the plans. 
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TRANSFER OF OWNERSHIP OF UTILITY SYSTEM ·· 
(Individual) 

______________ _, owner(s), do(es) hereby transfer(s), deliver(s) and 
relinquish(es) to the City of Cle Elum, Washington, all right, title and interest in, and ownership of, 
the following described utility system: 

The undersigned owner(s) agree (s) and understand(s) that this transfer of ownership of 
the above described Public Facilities to the City of Cle Elum is subject to the conditions of the 2nd 

paragraph of Section 1-05.12 Final Acceptance (APWA Only) of the latest edition of the Stan­
dard Specifications for Road, Bridge, and Municipal Construction, Washington State Department 
of Transportation modified as follows: 

·Final acceptance shall not constitute acceptance of any unauthorized or defective work or 
material. The City shall not be ba_rred f_rom requiring the C6ntractorto remove, replace, 
repair, or dispose of any unauthorized or defective work or material or from recovering 
damages for any such work or material." 

This Transfer of Ownership of Utility System shall be effective only upon the City's final approval 
and acceptance of the utility system. · 

STATE OF WASHINGTON 
Kittitas County 

I certify that I know of have satisfactory evidence that ------------
and (is/are) the person(s) who personally appeared before me and -
that said person( s) acknowledged that {he/she/they) signed this instrument, and acknowledged it 
to be (his/her/their) free and voluntary act and for the uses and purposes mentioned in the 
instrument. 

Dated: ----------------

Given under my hand and official seal the day and year last written. 

Notary Public in and for the State of Washington 

residing at _____________ _ 

My Commission expires ----------

G:\JAN\CLEELUM·JC31CCNSTRUCTION STOS· TW-UGA.wpd -1-



I 

I< 
I 
I 
I 
i 

I 
I 
I 
I 
I 
I 
I 
I 

I 
I 
I 

Construction Standards 

TRANSFER OF OWNERSHIP OF UTILITY SYSTEM 
(Corporate) 

---------------' owner(s), do(es) hereby transfer(s), deliver(s) and 
relinquish(es) to the City of Cle Elum, Washington, all right, title and interest in, and ownership of, 
the followi~g described utility system: 

The undersigned owner(s) agree (s) and understand(s) that this transfer of ownership of 
the above described Public Facilities to the City of Cle Elum is subject to the conditions of the 2"d 
paragraph of Section 1-05.12 Final Acceptance (APWA Only), of the latest edition of the Stan­
dard Specifications for Road, Bridge, and Municipal Construction, Washington State Department 
of Transportation, modified as follows: 

"Final acceptance shall not constitute acceptance of any unauthorized or defective work or 
material. The City shall not be barred from requiring the Contractor to remove, replace, 
repair, or dispose of any unauthorized or defective work or material or from recovering 
damages tor any such work or material." 

This Transfer of Ownership of Utility System shall be effective only upon the City's final approval 
and acceptance of the above described Public Facilities. 

STATE OF WASHINGTON 
Kittitas County 

I certify that I know or have satisfactory evidence that -----------­
is the person who appeared before me, and said person acknowledged that he signed this · 
instrument, on oath stated that he was authorized to execute the instrument, and acknowledged 
it as the of , 
to be the free voluntary act of such party for the uses and purposes mentioned in the instrument. 

Dated: --------------

Given under my hand and official seal the day and year last written. 

Notary Public in and for the State of Washington 

residing at _____________ _ 

My Commission Expires ----------
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NOTE: 
ONLY THE LA TEST DETAIL, AS APPROVED BY 
THE DIRECTOR OF PUBLIC WORKS, SHALL BE USED. 

WA TERMAIN TRENCH SECTION 

I 

PIPE ZONE 

I 
I 

I 

THE CONTRACTOR SHALL BE 
RESPONSIBLE FOR ALL TRENCH 
BACKFILL, INCLUDING WIDER 
TRENCH SECTIONS RESULTING 
FROM LA YING BACK TRENCH SIDES 
AT niE CONTRACTOR'S OPTION. 

NATIVE MATERIAL SHALL BE U5£D FOR 
BACKFILL EXCEPT ROAD CROSSINGS 
SHALL BE BACKFILLED WITH CRUSHED 
SURF ACING BASE COURSE {FOR TRENCH 
BACKFILL) WHERE NOTED ON niE 
DRAWINGS OR AS DIRECTED BY THE CITY. 

ORIG. 1-21-02 

Revision Date Description Appr 
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NOTE: 

NOTE: ADJUST EARS ON 
VALVf. BOX TO ALIGN WITH 
PIPE. 

FINISHED GRADE 

TEE 

. 
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VALVE AS 
SHOWN ON 
PLANS 

. 
IQ 

ONLY_ THE LA TEST DETAIL, AS APPROVED BY 
THE DIRECTOR OF PUBLIC WORKS, SHALL BE USED. 

VALVE AND VALVE BOX 

CAST IRON LID 

UPPER SECTION SLIDING 
------ rtPE C.I. VALVf. BOX 

(RICH MODEL 940-B. 18-INCHES HIGH) 

LOWER 
SECTION 

(RICH MODEL R-36 
36-INCHES HIGH) 

/ 

VALVES SHALL BE FLANGED x MECHANICAL 
JOINT UNLESS OTHERWISE APPROVED BY 
THE CITY 

NOTE: PROVIDE EXTENSION 
PIECE WHERE REQUIRED 
FOR VALVE BOX. 
(RICH MODEL 044, 12-INCHES HIGH) 

ORIG. 1-21-02 

Revision Dote Description 
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NOTE: 

ROMAC .DUCTILE 
Luc· OR EQUAL 

TYPICAL TEE 
BLOCKING VALVE BOX 

WITH SHACKLE RODS 

NOTE: 1. SHACKLE RODS ARE TO BE USED ONLY WHERE POOR SOIL 
CONDITIONS PRECLUDE THE USE OF CONCRETE BLOCKING. 

3' MIN. 
FROM OBSTRUCTIONS 

DO NOT COVER 
DRAIN HOLE 

2. SHACKLE RODS ARE TO BE THREADED AT EACH END A LENGTH SUFFICIENT TO 
ALLOW THE USE OF DOUBLE NUTS ON EACH END TO REPLACE THE BOLTS 
NORMALLY USED IN MECHANICAL JOINT CONNECTIONS. 

3. REMAINDER OF HYDRANT DETAIL IS TYPICAL OF BLOCKED HYDRANT. 

ONLY THE LA TEST DETAIL, AS APPROVED BY 
THE DIRECTOR OF PUBLJC WORKS, SHALL BE USED. ORIG. 3-1-02 

Revision Date Description 

FIRE HYDRANT CITY OF CLE ELUM-STANDARD DETAIL 



'"""""'""_,,,- - -~--~-- ............... - ...-- ~- -~-~·--
CLASS 3000 CONCRETE 
POU~RED IN PLACE 
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/ ,, FORM CONCRETE TO 
~ ALLOW REMOVAL 

[UG (USE MECHANICAL 
CAP FOR SLIP JOINT PIPE) 
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CLASS 3000 CONCRETE-
POURED IN PLACE ~f' 
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SIDE VIEW 
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UNDISTURBED EARTH _/ 

PLUGS AND CAPS 
NOTES: 
1. D IS APPROXIMATE PIPE DIAMETER. THE ABOVE END AREAS ARE BASED 

ON AN ALLOWABLE SOIL BEARING PRESSURE OF 1500 PSF AND 250 PSI 
TEST PRESSURE. 

2. DIMENSIONS LISTED DENOTE MINIMUM STANDARDS FOR SOIL AND 
TEST PRESSURES SHOWN. SHOULD TEST PRESSURE ANO/OR SOIL 
CONDITIONS VARY, THE CONTRACTOR SHALL CONTACT THE ENGINEER 
FOR SPECIAL THRUST BLOCK DESIGN. 

REBAR STRAP W/ 
STD HOOK COAT 
AS PER SHACKLE 
RODS 

THIS VIEW TYPICAL OF ALL BLOCKING 3. All FITTINGS ANO/OR PIPE MAKING DIRECT CONTACT WITH 
CONCRETE SHALL BE WRAPPED WITH 4 Mil POLYETHYLENE 
SHEETING PRIOR TO PLACEMENT OF CONCRETE. 

VERTICAL OVERBEND 

MINIMUM END AREAS VERTICAL OVERBEND 
PIPE SIZE TEES 

90' BENDS 45' BENDS 
11 1/4' AND 

(D) & PLUGS 22 1 /2' BENDS 
PIPE SIZE 22 1/2' BENO 45' BEND REBAR SIZE L (D) 

6" 5.1 SQ FT 7.2 SQ FT 3.9 SQ FT 2.0 SQ FT 6" 20 CU FT 39 CU FT #5 2.0 FT 

8" 8.8 SQ FT 12.4 SQ FT 6.7 SQ FT .3.4 SQ FT 8" .34 CU FT 67 CU FT #5 2.0 FT 

10" 14.3 SQ FT 20.2 SQ FT 11.0 SQ FT 5.6 SO FT 10" 56 CU FT 110 CU FT #5 2.0 FT 

12" 20.4 SQ FT 28.9 SQ FT 15.7 SQ FT 7.9 SQ FT 12" 79 CU FT 157 CU FT #6 2.5 FT 

14" 27.7 SQ FT 39.2 SQ FT 21.2 SQ FT 10.7 SQ FT 14" 107 CU FT 212 CU FT #7 3.0 FT 

16" 35.8 SQ FT 51.2 SQ FT 27.5 SQ FT 1.3.9 SQ FT 16" 1.39 CU FT 275 CU FT /19 4.0 FT 

NOTE: 
ONLY THE LATEST DETAIL, AS APPROVED BY ORIG. I 1-21-02 
THE DIRECTOR OF PUBLIC WORKS, SHALL BE USED. Revision! Date Description Appr 

TYPICAL THRUST BLOCKING CITY OF CLE ELUM-STANDARD DETAIL W-4 
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I NOTE: 

FABRICATE COVER 
3/16" PLATE STEEL 

. ,..., 

4' LENGTH OF 30" 
DIAMETER REINFORCED ---. 
CONCRETE CULVERT 
PIPE. 

DRAIN ROCK 

ONLY THE LA TEST DETAIL, AS APPROVED BY 
THE DIRECTOR OF PUBLIC WORKS, SHALL BE USED. 

AIR RELEASE VALVE DETAIL 

3• -1 ao· ELBOW 

BEE-HIVE STRAINER 

2" P.V.C. 
SCH. 40 

2 - 2" - 90' ELBOW 
(SWING JOINTS) 

ORIG. 1-21-02 

Revision Dote 

NOTE: 
LOCATE AT HIGH 
POINT IN WATERMAIN. 

Description 

CITY OF CLE ELUM-STANDARD DETAIL 

Appr 

W-5 
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NOTE: 

EXIST. OR NEW 
WATERMAIN 

SERVICE METER BY 
CITY OF Cl.£ ELUM 

ONLY THE LATEST DETAIL. AS APPROVED BY 

4• THICK COMPACTED 
BEDDING MATERIAL 

r EXISTING GRADE 

THERMAL-COIL 
TYPE METER BOX 

MALE I.P. 
THREAD 

/ CONNECTION f _ 2 REQ'O. 

. 
0 
") 

SERVICE . LINE 
BY CONT~ACTOR .. 

"-- SERVICE LINE MAY BE: 
sm. WT. GALV. IRON OR 
STEEL PIPE; COPPER TUBING 
TYPE K; SCH. 80 PVC OR · 
OlHER NON-METALLIC 
MATERIAL APPROVED BY 
THE DIRECTOR OF PUBLIC 
WORKS. 

THE DIRECTOR OF PUBLIC WORKS, SHALL BE USED. ORIG. 1-21-02 

Revision Dote Description Appr 

WATER SEVICE DETAIL CITY OF CLE ELUM-STANDARD DETAIL W-6 



NOTE: 

VALVE BOX 

2" GATE 
VALVE 

CONCRETE 
BLOCKING 

{SEE PLUG DETAIL) 

ONLY THE LATEST DETAIL, AS APPROVED BY 

2• SCH. 40 P.V.C. 
& FITTINGS 

2• BLOW-OFF ---­
ASSEMBLY 

KUPF'ERLE FOUNDRY CO., 
MODEL 8, BLOW-OFF 
OR EQUAL 

UNDISTURBED EARTH 
OR THRUST BLOCK 

2" BRASS Sl'REET "L" 

THE DIRECTOR OF PUBLIC WORKS, SHALL BE USED. ORIG. 1-21-02 

evision Dote Description 

BLOW-OFF -DETAIL CITY OF CLE ELUM-STANDARD DETAIL 

Appr 

W-7 

--­·, 

r 
f. 
I 
I 
I" 
!. 

f 
J 

f r 

J : ·, 

. l 



NOTE: 

~ 

SECURE WIRE TO TOP OF PIPE WITH 2· MOE X MIN 6" LONG 
STRIPS OF DUCT TAPE AT 10 FT O.C. 

NON-METALLIC 
PIPE 

12 AWG UF SOLID 
COPPER WIRE W / 
BLUE INSULATION 

1. AT SPLICES THE CONNECTING ENDS OF THE WIRES SHALL 
BE O~RLAPPEO AND TIED.· THE ENDS SHALL BE STRIPPED 
ANO CONNECTED WITH A WIRE NUT. WATERPROOF CONNECTION 
WITH SILICONE SPLICE KIT. 

2. ACCESS TO LOCATING WIRE TERMINAL ENDS SHALL BE 
MADE AT ALL VAL~ BOXES ANO FIRE HYDRANTS, SECURE 
TO EXTERIOR OF VAL~ BOXES AND HYDRANTS WITH 
STAINLESS STEEL PIPE STRAPS. 

ONLY THE LATEST DETAIL; AS APPROVED BY 
ORIG.' 1-21-02 THE DIRECTOR OF PUBLIC WORKS, SHALL BE USED. 

Revision Date Description 

LOCATING WIRE CITY OF CLE ELUM-STANDARD DETAIL 

Appr 

W-8 
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I 

~ 2.0%MIN. I 2.0% MIN.~ 

COMPACTED SUBGRADE 

2" ASPHALT CONCRETE - CLASS "B" 

2" CRUSHED SURFACING - TOP COURSE 

4" CRUSHED SURFACING - BASE COURSE 

RESIDENTIAL ROADWAY SECTION 

I 

~2.0% I 2.0% -,JI-+. 

.;:;:;:;:::::i::::=·::::::: =====::: .::::;::=:=:=:=:=:=:=:=:::::=:::::;:;:;:::::;:;:;:;:;:::;:;:::;:;::====:=:=:::~:~=:::~:~=:=; ~::;::t=::=::;:;:;:;::=:=:=::===============:=:::=========:::::;:;:;::=====:::r;:~ 

3" ASPHALT CONCRETE (TWO EQUAL LIFTS) LEVELING COURSE - CLASS •9• 
WEARING COURSE - CLASS •9• 

3• CRUSHED SURF ACING - TOP COURSE 

6" CRUSHED SURFACING - BASE COURSE 

ARTERIAL ROADWAY SECTION 

PAVING NOTES: 
1. ALL THICKNESSES ARE COMPACTED DEPTHS. 
2. CONlRACTOR WILL BE REQUIRED TO 

PAVE NEW ROADWAY IN TWO (2) PASSES. 

NOTE: 
ONLY THE LA TEST DETAIL, AS APPROVED BY 
THE DIRECTOR OF PUBLIC WORKS, SHALL BE USED. ORIG. 3-1-02 

Revision Dote Description 

ROADWAY SECTIONS CITY OF CLE ELUM-STANDARD DETAIL 

'' ! ' 

Appr 

ST-1 



NOTE: 

• AS DIRECTED BY ENGINEER. MAY VARY 
DEPENDING UPON GRADE Of . SIDEWALK ANO 
DRIVEWAY BEYOND CURB. 

1-----· ~ 18~" -----ii .... , 
FULL HEIGHT 

• ., • 

TYPE A 

., co . :tr-. 
L..:-. --=~:s:::;;::::::::=s;..::::;: 

2-#4 BARS 

DEPRESSED - TYPED 

ONLY THE LA TEST DETAIL, AS APPROVED BY 
THE DIRECTOR OF PUBLIC WORKS, SHALL BE USED. ORIG. 3-1-02 

Revision Dote Description 

CONCRETE CURB & GUTTER CITY OF CLE ELUM-STANDARD DETAIL 

Appr 

ST-2 
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SEE WSOOT STANDARD PLAN F-3 
FOR ADDITIONAL INFORMATION 

3/8" EXPANSION JOINT 

STANDARD 

3/8" EXPANSION JOINT 
TYPICAL EACH SIDE 

AL TERNA TE 

NOTE: 
ONLY THE LATEST DETAIL, AS APPROVED BY 
THE DIRECTOR OF PUBLIC WORKS, SHALL BE USED. ORIG. 3-1-02 

Revision Date 

NOTES: 

CURB RAMPS WILL NOT BE POURED 
INTEGRAL YllTH SIDEWALK OR CURS & 
GUTTER, ANO SHALL BE ISOLA TED BY 
EXPANSION JOINT MATERIAL ON ALL 
SIDES BUT NOT AT THE ENO OF RAMP 
ADJACENT TO THE CURB. 

RAMP TEXTURE 

Description 

· cuRB RAMP CITY OF CLE ELUM--STANDARO DETAIL 

Appr 

ST-3 



NOTE: 

SEE PLANS I 

2" COMPACTED DEPTH CRUSHED 
SURF ACING TOP COURSE 

4" THICK SIDEWALK SECTION 

DROP BACK Of SDEWALK GRADE 
AT DRIVEWAY TO MAINTAIN 2% 
MAX. SIDEWALK CROSS SLOPE 

COLO JOINT 

_[_ 

SIDEWALK BEYOND 

----- -------- ~Dru~ 
. " ·•. , . • . . ~,=, -0.0: FT/f~ . . . : . / AND GUTTER 

. . . . . . . ..., ······:. :· .. :-· .:,: •, 

2" COMPACTED DEPTH CRUSHED 
SURF ACING TOP COURSE 

• • 

6" THICK SIDEWALK SECTION AT DRIVEWAYS 

ONLY THE LA TEST DETAIL, AS APPROVED BY 
THE DIRECTOR OF PUBLIC WORKS, SHALL BE USED. ORIG. 3-1-02 

Revision Date Description 

SIDEWALK SECTIONS CITY OF CLE ELUM-STANDARD DETAIL 

Appr 

ST-4 
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1 1/2" DEEP DUMMY JOINT (TYPICAL) 
Y GROOVE (TYPICAL) 

THROUGH JOINT WITH 
3/8" EXPANSION JOINT 
MA TERl~L (TYPICAL) 

;( SEE CURB RAMP 
DETAIL, ST-3 

-- '''""' ---RAMP LOCATION IN SlDEWALK 

NOTE: 

NOTES; 

PROVIDE 44" MINIMUM 
CLEARANCE AROUND POLES 
AND OTHER OBSTACLES. 

1. THROUGH JOINTS WITH 3/8" JOINT MATERIAL 
SHALL BE PLACED AT 20' INTERVALS. 

2. 1 1/2" DEEP DUMMY JOINTS SHALL BE 
SCORED INTO THE CONCRETE AT Al TERNA TING 
10' INTERVALS. 

3. "V" GROOVES SHALL BE PLACED AT 5' 
INTERVALS. 

4. All JOINTS, "V" GROOVES. ANO EDGES 
SHALL BE FINISHED WITH AN EDGER HAVING 
A 1/4" RADIUS. 

5. SEE PLANS FOR WIDTH ANO POSITION OF 
SIDEWALK. 

6. CURB & GUTTER JOINTS SHALL MATCH 
SlDEWALK JOINTS WHERE SIDEWALK 
ABUTS CURB. 

ONLY THE LATEST DETAIL. AS APPROVED BY 
THE DIRECTOR OF PUBLIC WORKS, SHALL BE USED. ORIG. 3-1-02 

Revision . Date 

RADIUS IS ONLY FOR SIDEWALK 
JOINTING EXAMPLE. ACTUAL 
POSITION SHALL BE AS SHOWN 
ON lHE STREET PLANS. 

PROVIDE THROUGH 
JOINT ON EACH SIDE 
OF AND AROUND EACH 
UTILITY APPURTEN~NCE. 

Description Appr 

SIDEWALK JOINTING CITY OF CLE ELUM-STANDARD DETAIL ST-5 
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NOTE: 

3/8" EXP. JOINT (TYP) 

STANDARD DEPRESSED 
CURB ANO GUTTER 
(TYPE D) 

5.0' 

I 
,~ 

COLD JOINT 

DISTANCE VARIES - SEE TABLE BELOW 

REFER TO CLE ELUM MUNICIPAL CODE 

RESIDENTIAL DRIVEWAYS - 20' MAXIMUM 'MOTH 

COMMERCIAL APPROACHES 'MTH RADIUS CURB RETURNS 
SHALL BE REVIEWED AND APPROVED BY THE PUBLIC 
WORKS DIRECTOR ON A CASE BY CASE BASIS. 

ONLY THE LA TEST DETAIL, AS APPROVED BY 
THE DIRECTOR OF PUBLIC WORKS, SHALL BE USED. ORIG. 3-1-02 

Revision Date. 

BACK OF SIDEWALK GRADE 
TO BE DROPPED AS 
REQUIRED TO PROVIDE 
2% MAX. CROSS SLOPE. 

5.0' 

\ 

CONSTRUCTION JOI~ 

Description 

DRIVEWA '( APPROACHES CITY OF CLE ELLJM .... STANDARD DETAIL 

Appr 

ST-6 



SAWCUT 

NOTE: 

s·-o· MAX 
ASPHALT CONCRETE PATCH 

PAYMENT LIMITS 

EXISTING PAVEMENT 
SURFACING DEPTH 
VARIES 

1'-0" TRENCH 1'-0" 1'-o· 
(MIN) EXCAVATION 

t SYMMETRI ~L 
I ABOUT ( OF PIPE 

2· ASPHALT CONCRETE 
PAVEMENT CLASS "B" 

..-AL TERNA TE BACKSLOPE 
~ AT CONTRACTORS OPTION 

'/•~ 

6" CRUSHED SURF ACING 
TOP COURSE 

NATIVE MATERIAL SHALL 
BE USED FOR BACKFILL 

---.--- UNLESS OTHERWISE 
DIRECTED BY ENGINEER. 

ASPHALT PAVEMENT REPAIR 
ALLEYS, STREETS, AND PARKING AREAS 

s·-o· 
GRAVEL REPAIR 
PAYMENT LIMITS 

1'-0" TRENCH 1'-0" 
EXCAVATION 

L TERNA TE BACKSLOPE 
- AT CONTRACTORS OPTION 

NATIVE MATERIAL SHALL 
--+--- BE USED FOR BACKFILL 

UNLESS OTHERWISE 
DIRECTED BY ENGINEER. 

GRAVEL SURFACE REPAIR 
GRAVEL AREAS 

CONTRACTOR SHALL BE RESPONSIBLE FOR ALL 
TRENCH SURFACE RESTORATION BEYOND THE 
PAYMENT LIMITS SHOWN, INCLUDING WIDER 
TRENCH SECTIONS RESULTING FROM LA YING 
BACK TRENCH SIDE AT THE CONTRACTORS 
OPTION. NO MEASUREMENT OR PAYMENT WILL 
WILL BE MADE FOR SURF ACE REP AIR BEYOND 
THE PAYMENT LIMITS. 

ORIG. 3-1-02 

Revision Date Description 

PATCHING/REPAIR DETAIL CITY OF CLE ELUM-STANDARD DETAIL 
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Appr 
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NOTE: 

CONTRACTOR SHALL BE RESPONSIBLE f'OR ALL 
TRENCH SURF' ACE RESTORATION BEYOND THE 
PAYMENT LIMITS SHOWN, INCLUDING WIDER 
TRENCH SECTIONS RE SUL TING FROM LA YING 
BACK TRENCH SIDE AT THE CONTRACTORS 
OPTION. NO MEASUREMENT OR PAYMENT WILL 
WILL BE MADE FOR SURFACE REPAIR BEYOND 
THE PAYMENT LIMITS. 

~,o 
~- ~ 
-· Cl 0 . 
:l 

l,j a,~ 
~ I 
11) 0 

i') 

EXISTING ASPHALT 
SURFACING 

EXISTING 
CONCRETE 
SLAB 

SAWCUT 

. . .. 

SPECIFIED CONCRETE 
PATCH 1 O" THICK 
TO WITHIN 3" Of' 
ASPHALT SURF ACING. 

0 
11) 
Ill 
n ., 
-[ 
er 
:J 

r ASPHALT CONCRETE 
PAVEMENT CLASS "B" 

)> 
'O 
'O .... 

6" ASPHALT TREATED BASE 

12" SELECT BACKFILL 

,,~ ~t ~~-
~~ ~~ ~,~~ 

3• ASPHALT CONC. 
CLASS "B" 
2 EQUAL LIFTS 

n SAWCUT 

.• 

ALL CROSSINGS TO BE 
----+--- BACKFILLED WITH CSTC 

AND COMPACTED TO 95%. 

4 . 4 

ASPHALT PAVEMENT REPAIR (CONCRETE) 

ASPHALT CONCRETE PAVEMENT REPAIR 

TRENCH 
EXCAVATION 

Cf. SYMMETRICAL 
I ABOUT rt OF PIPE 

1'-0" 

EXISTING PAVEMENT 
SURF ACING DEPTH 
VARIES 

... : ,, ,.; 'Y ,, ; .· ~·-·. ·~,:--.~ 
. . . ' ';{\ ~ 
···: f : ~'>Y~ 

- Al TERNA TE BACKSLOPE 
AT CONTRACTORS OPTION 

------+---- NATIVE MATERIAL UNLESS 

ASPHALT PAVEMENT REPAIR (ATB) 
OTHERWISE DIRECTED BY 
THE ENGINEER. 



1 1/2" CLASS "G" 
ASPHALT PATCH 

MONUMENT 
~ CASE & COVER 

NOTE: 

BRASS CAP IN CONCRETE 
TO BE SET BY DEVELOPER'S 
SURVEYOR. 

2 1/2" X 30" 
GAL V. IRON PIPE --­
TO BE INSTALLED 
BY DEVELOPER'S 
CONTRACTOR 

NOTES: 

I ~ s· 

1. TOP OF MONUMENT SHALL BE 
BETWEEN 6" AND 12" BELOW 
FINISH GRADE 

2. MONUMENT, MONUMENT CASE 
AND COVER TO BE PLACED 
AFTER FINAL LIFT OF ASPHALT. 

ONLY THE LA TEST DETAIL, AS APPROVED BY 
THE DIRECTOR OF PUBLIC WORKS, SHALL BE USED. ORIG. 

Revision 

3-1-02 

Date 

CEM. CONC. FULL 
DEPTH OF CASING, LESS 
1 1/2" AT TOP FOR 
ASPHALT PATCH. 

Description 

MONUMENT CITY OF CLE ELUM-STANDARD DETAIL 

Appr 

ST-9 



r 

I 
I 
I 
l 
I 
r 

r SEE DETAILS FOR SURF ACING REPAIR 
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NOTE: 
ONLY THE LA TEST DETAIL, AS APPROVED BY 
THE DIRECTOR OF PUBLIC WORKS, SHALL BE USED. 

PVC SEWER AND STORM DRAIN 
TRENCH SECTION ...___ 

ORIG. 1-21-02 

Revision Date 

THE CONTRACTOR SHALL BE 
RESPONSIBLE FOR ALL TRENCH 
BACKFILL, INCLUDING WIDER 
TRENCH SECTIONS RESULTING 
FROM LAYING BACK TRENCH SIDES 
AT THE CONTRACTOR'S OPTION. 

NATIVE MATERIAL SHALL BE USED FOR 
BACKFILL EXCEPT ROAD CROSSINGS 
SHALL BE BACKFILLED WITH CRUSHED 
SURF ACING BASE COURSE (FOR TRENCH 
BACKFILL) WHERE NOTED ON THE 
DRAWINGS OR AS DIRECTED BY THE OTY. 

DETECTABLE MARKING TAPE 
PER SECTION 7-15.18, 
REQUIRED FOR PVC PIPE 

Description Appr 

CITY OF CLE ELUM-STAND.A.RD DETAIL S-1 



NOTE: 

CENTER STEPS OVER 
UPSTREAM PIPE 

fOR MANHOLES LESS THAN 
8' HIGH, USE SHALLOW MANHOLE. l1~.:\\1J 

A~ 

PLAN VIEW 

4"l MIN 
16\ MAX 

MORTAR FILLET 

...,,~ 
:::i 

,,.,.,--- CAST IRON FRAME & COVER 
I / INLAND FOUNDRY COMPANY, INC., 

,1. •~ UNIT 822, OR APPROVED EQUAL. 
CAST WORD "SEWER• -OR "DRAIN" 
IN COVER AS APPROPRIATE. 

-n- PRE-CAST ECCENTRIC 
CONE SECTION 

&.,..;...J • f-5:1 STEPS, SEE DETAIL 
48" DIA. 

GRADE 60 REINF. STL. 
0.23 SQ IN/fT 

EACH WAY 
-PRE-CAST SECTION 

PRE-CAST BASE SECTION 

0.10' MIN. DROP IN ALL 
CHANNELS ACROSS ALL MANHOLES 

PRECAST BASE 
W/ INTEGRAL RISER 

ONLY THE LA TEST DETAIL, AS APPROVED BY SECTION A-A THE DIRECTOR OF PUBLIC WORKS, SHALL BE USED. 

MANHOLE (TYPE 1) 

24" 
OPENING 

ADJU~ MENT 
SEC, ION 

CAST IN PLACE 
BASE 

48" DIA. 

~ 

CRUSHED SURFACING TOP 
COURSE, COMPACT TO 95% 
MAXIMUM DENSITY 

ID <( . Ix 
N :::i 

:::i ::::e 
:::, ::, 
::::& ;:!!! 
-X z <( 

Si :::i 

• in 
<DN 

GRADE 60 
REINF. STL. 
0.15 SQ IN/FT 
EACH WAY 

I 

~-~=16" 
~ 

PRECAST BASE 
W/ INTEGRAL RISER 

SECTION 8-B 

ORIG. I 1-21-02 

Revision! Date Description 

CITY OF CLE ELUM-STANDARD DETAIL 

..... -........ -····-·-·•··--·-------···· "-·--------- - --- --------- ---· ---.-----··-· ---·----~-·~---------~··-·----- ·--~--· 

Appr 

S-2 
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NOTE: 

A 

15 7 /16· A 

COPOLYMER POLYPROPYLENE 
PLASTIC COATED 1 /2• GRADE 
60 STEEL REINFORCEMENT 

SECTION A-A 

NOTE: 
MANHOLE STIEPS SHALL BE COPOLYMER 
POL YPROP'l'l.ENE PLASTIC COATED 1 /2• 
GRADE 60 STEEL REINFORCEMENT, MODEL 
PS2-PF, AS "MANUFACTURED BY M.A. 
INDUSTRIES INC.. OR APPROVED EQUAL 

ONLY THE LATEST DETAIL, AS APPROVED BY 
JHE DIRECTOR OF PUBLIC WORKS. SHALL BE USED. ORIG. 1-21-02 

Revision Date Description 

MANHOLE SAFETY STEP CITY OF CLE ELUM-'-STANOARO DETAIL 

Appr 

S-3 
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NOTES: 
I. CAST IRON FRAME & COVER SHALL 

BE INLAND FOUNDRY COMPANY INC., 
UNIT 247 OR APPROVED- EQUAL. 

2. IN UNPAVED AREAS, SET FRAME & 
COVER FLUSH WITH FINISHED GRADE. 
EXTEND 12" THICK, 2' DIAMETER, 
CEMENT CONCRETE RING FLUSH WITH 
FRAME ANO SLOPE OUTWARD AT 1/4./FT. 

3. CLEANOUT PIPE SHALL BE a· DIA. 

NOTE; 

PVC SE'ltfR PIPE IN ACCORDANCE W / 
THE STANDARD SPECS. 

ONLY THE LA TEST DETAIL, AS APPROVED BY 

1 1 /2" CLASS "G" ASPHALT 
CONCRETE PAVEMENT 

FIBRE JOINT PACKING 

BEDDING MATERIAL 

2'-0" DIA. 

CLASS 3000 
CEMENT CONCREI 

BEDDING MA TERI AL 

THE DIRECTOR OF PUBLIC WORKS, SHALL BE USED. ORIG. 1-21-02 

Revision Date Description 

SANITARY SEWER CLE:ANOUT CITY OF CLE ELUM-STANDARD DETAIL 

Appr 

S-4 
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NOTE: 

.l 

l 
A 

' . . 6" MIN. 

. '. 6" MIN . 

·M 
MIN 

SECTION A-A 

' · .. ~ 

A 

BACKFILL WITH COMPAClED 
MATERIAL AS DIREClED BY 
THE ENGINEER. 

CLASS ;moo CEMENT CONCRETE 
CAST IN PLACE 

TYPICAL MANHOLE 90" BEND 

BASE CONSTRUCTION EXTEND CRUSHED SURF ACING TOP 
COURSE BENEATH DROP CONNECTION 
COMPACT TO 95% MAXIMUM DENSITY. 

PROFILE VIEW 

ONLY THE LA TEST DETAIL, AS APPROVED BY 
THE DIRECTOR OF PUBLIC WORKS, SHALL BE USED. ORIG. 1-21 -02 

Revision Date Description 

DROP CONNECTION CITY OF CLE ELUM-STANDARD DETAIL 

Appr 
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CLASS·3000 CEMENT CONCRETE 
FULL DEPTH OF PAVEMENT 
SECTION LESS 1 1/r. 

NOTES: 

1 1/2" CLASS "G" ASPHALT 

/

CONCRETE PAVEMENT 
12· 

~ 

1. MANHOLES SHALL BE ADJUSTED TO FINISHED GRADE AFTER 
PLACEMENT OF ASPHALT CONCRETE PAVEMENT. 

2. GRADE RINGS ANO/OR LEVELING BRICKS SHALL BE GROUTED 
IN PLACE AND BE WATER TIGHT. 

3. IN UNPAVED AREAS, PROVIDE'. 12• THICK, 5' DIA. CEMENT 
CONCRETE RING AROUND TOP OF MANHOLE. SET MANHOLE FRAME 

GRADE RINGS OR 
LEVELING BRICKS 
AS REQUIRED 

FLUSH W/ FINISHED GRADE AND SLOPE CONCRETE OUTWARD AT 1/4"/FT. 

NOTE: 
ONLY THE LA TEST DETAIL, AS APPROVED BY 
THE DIRECTOR OF PUBLIC WORKS, SHALL BE USED. ORIG. 1-21-02 

Revision Dote Description 

MANHOLE ADJUSTMENT DETAIL CITY OF CLE ELUM-STANDARD DETAIL 

Appr 
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-· MARKEii POST 
P£R sm. SP£cs 

~I 

LI 1111. SLOPE ._ -

\_ PLUG OR CAP 
AS REWREO 

SECTION A-A 

- - ... ... .. .. \ .. .. .. 

SANITARY SEWER 11A1N HOIES: 

4" OR 6" Slll£ SEIIIER 

(STANDARD) 

,~ 
'"'-",_"' · y PLAN 

4" at 8" SID£ SUER 

I. SER\ICE COHN[CllONS 8" OR LARCER 
IIUST 8£ IIADE Al IIANHOU:. 

2. tr 5' IIAJallllll SLOPED DISTANCE IS 
INSUfTIClt:NT fOR 510[ SEIER CONNECTION. 
INSTAU 510[ SEWER RISER PER DETAIL 

l. ROTA![ SANITARY SEIER IIAIN TEE OR 
WY£ 45' UPWARD. 

4. ms OR ms SHALL BE INSTAil.ED IN 
NEW SANITARY SEll[R MAINS. ll!IEN 
INSTAWNG SID£ SEIOS IN EXISTING IIAINS, 
CONNECTION SHAU BE MADE BY MACHINE IIADE 
UP ANO APPRO'lf:O SADDLE. 

~- lliERE DEP!H IS INSUfflCIENT TO AUDW 
COHNECllON AS SHDIIN, CONNECT SER"CE AS 
D1REC1EO BY ENGINEER. 

&. JERIIINAlE SIDE SEIIIER AT R/W UNE UHl£SS 
01HERM1SE DIRECTED BY EHCINIIR OR SHOIIN 
Olli£RM1SE ON PUNS. 

1. AU. SIO£ SEW! IIA TEfflAlS SHAU. BE PYC 
SEll(R PIPE CONfORIIING 10 Ill£ R£QIIIR£MENTS 
Of SECIION 9-0!i.12 Of 1HE sm. SPECS. 

MIN. SLOPE -= ~~ / 
~J' I OBSlRUCROH \ 

22 1/Z' OR 45' ~ \ IN THIS AREA / 

BENDS AS REQUIRED / 

, _ _..,. 
MIN. SLOP£ -

CONNECTION AT OBSTRUCTION 

.. -· 
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NOTE: 

C ,. , ~.,,.- 3/8" EXP. J(lNT t ! • I j MATERIAL. (TYP) 

1-------"---5
. --1 ' I - ------"---5

. --I A_J 
PLAN 

ADJUST FOR TOP OF HOOD 
TO MAT~ TOP OF CURB.\ 

.. : · .·.~ :" ~· 
SIDEWALK 

4 

. 
" 

REMOVABLE 
90" ELBOW 

WASHINGTON ST A TE 
DEPT. OF TRANSPORTATION 
TYPE lL CATCH BASIN 

.. .di . 
.. 

DRAIN ROCK---.·.~·•.".• •••• •-:• • ~ -. 
•'"°•o Oo 

COMBINATION CURB & GUTTER CATCH BASIN FRAME, 
GRATE, & HOOD. INLAND FOUNDRY NO. 517 OR 
APPROVED EQUAL. (SHOWN WITliOUT GRATE) 

• •. 

... 

STORM DRAIN PIPE 
SEE PLANS 

SECTION A - A 

ONLY THE LA TEST DETAIL, AS APPROVED BY 
THE DIRECTOR OF PUBLIC WORKS, SHALL BE USED. ORIG. 1-21-02 

Revision Dote Description 

30" DIA. CATCH BASIN CITY OF CLE ELUM-STANDARD DETAIL 

Appr 

0-1 
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Appendix C - City of Cle Elum, Chapter 15.20 Sign Code 

Development Stmdards 
Cle Elum .UGA 

Trendwest Properties I Cle Elum UGA May 2002 
/:lProjects\Tnurdwest Proper.Ji•• /J,clBJ./7/6,Cle £/nm UGAIOfjic~\Word\1/00 General Co,1n1/ta1i011\D,,ve/opmem Sta11dards S_03_02.doc Appendices 
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CHAPTER 15.20 
SIGN CODE 

PLANNING COMMISSION DRAFT AMENDMENTS 
8122101 

Language proposed for repeal is identified with s:e:ik@ "1R:9w.~. Proposed language is identified by an 
underline. All other language is existing. 

Sections: 
15.lU.OlO 
15.lO.OlO 
15.20.030 
15.20.035 
15.20.040 
15.20.050 
u.20.0,0 
15.20.070 
15.lO,OiO 
15.20.090 
15.20.100 
u.20.no 
15.lO.llO 
15.lO.lJO 
15.20.135 
15.20.140 
15.20.150 
15.20.155 
15.20.160 
15.20.165 
15.20.167 
15.20.170 
15.20.175 
15.l0.177 
15.l0,130 
15.20.190 
15.20.195 
15,lO.lOO 
15.20.210 

Title. 
AdetJiiea ef lfaifena ~iga Cede. 
Purpose and applicability~. 
Defmitions. 
Enforcing official. 
Right of entry. 
BeaFd ef atJpeals, 
Permits. 

Removal of signs. 
Existing signs. 
ladema~r aad HlSU:FaRQe. 

Prohibited Signs 
Residential areas. 
General Commercial, Entry Commercial and Public Reserve areas. 
Downtown Commercial 
Industrial areas. 
Business Park areas 
Lighting of signs. 
Temporary signs. 
Nonconforming signs. 
Off tJHIRises siga, 

Responsibility of owner. 
Maintenance and safety. 
Variaa6les. 
VioJ9!fon-Penalty. 

15.lO 010 Title, 
Tais .:b.apier s:b.all Q@ k,Qgu,ga, as ta@ sigR .g'1e gfille .i~r, mar 'ge .itid. as su.a, :m'11,1:qll 
Qi Hferre'1 tg in this .aa~tir as "this .g'1e." (Or'1. (i~ ~ § I, atta.:b.ed. 1970) 

15,lO.OlO t.zdetJtiea ef lfaifeFm iiga Cede. 

City .of Cle Elum Sign Code Revisions 
Planning Commission Draft 8/22/0 I 
Page I 
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S@.tigas s :201 tm:QQ§A s 140:2, iR.IYsiJ.ce, gftae UA.iwi:m S11ildiag Qgd.@, Vgl1.m@ V, 
Sigas, l9g7 l1'1iti~, tm:ee .g_pies gfwhica at:e a.g1v ga, al@ iR tile gffice gftae .it;c 
deik, a;e adg_pte'1 by tais iefeiellGe, as if :mlly set wi.:ta iR tais se.ti9a, as a par.Ii gf tl:i.is 
d1a_pt@r, (Ont 9~g § J, 1970) 

15.20.030 Purpose and ~ applicability. 
The purpose of this chapter is to improve the quality of life and to harmonize the 
residential and business environments in the city. It is intended to improve th~ visual 
environment, permit signage consistent with the character of the community, reduce 
over-competition between signs, and reduce signs or advertising distractions and/or 
obstructions. that may cgatia11e contribute to hazards or accidents. The use of signs 
shall be regulated by zone. This chapter is designed to recognize the communication 
needs of the business community, and encourage maintenance of those signs, but also 
to protect the public health, safety, welfare and aesthetics by _regulating outdoor signs 
of all types. This chapter applies to all signs as defined by Section 15.20.035(0rd. 866 
B 1, 1987: Ord. 638 B 3, 1970) 

15.20.035 Definitions. 
Unless otherwise set forth, the following words as used in Chapter 15.20 shall have the 
following meanings: 

A. "Changeable copy sign (automatic)" means a sign on which the copy changes 
automatically on a lamp bank or through mechanical means, e.g., electrical or 
electronic time and temperature units. 

. 
B. "Double-faced sign" means a sign with two faces. 

C. "Electrical sign" means a sign or sign structure in which electrical wiring, 
connections or fixtures are used. 

D. "Flashing sign" means a sign which contains an intermittent or sequential flashing 
light source used primarily to attract attention.-Does not include changeable copy 
signs, animated signs, or signs which, through reflection or other means, create an 
illusion of flashing of intermittent light. 

E. "Freestanding sign" means a sign supported upon the ground by poles or braces 
structure designed and constructed to support the sign only and not attached to any 
building. 

F. "Illegal sign" means a sign which does not meet the requirements of this code and 
which has not received legal nonconforming status. 

G. "Maintenance" means, for purposes of this chapter, the cleaning, painting, repair or 
defective parts of a sign in a manner that does not alter the basic copy, design or 
structure of the sign. 

City of Cle Elum Sign Code Revisions 
Planning Commission Draft 8/22/0 I 
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H. "Mural" shall mean a picture or picture-print combination that contains no 
advertising copy and which does not convey an advertising message which is painted 
on the exterior wall of a building or structure. 

U.!. "Nonconforming sign" means: 

1. A sign which was erected legally but which does not comply with subseq~ently 
enacted sign restrictions and regulations; 

:2. A Si§R l.J.'hisll QQ@S RQt ggn£gm;i, tg th@ sigR QQQ@.li'@'f:Yi;@m@Rts gyt tQ,t: J.1,'}liQ.Q a 
sp@giaJ. p@rmit th@ llas Q@@R issyed,, 

·::r, J. "Off-premises sign" means a sign structure advertising an establishment, 
merchandise, service or entertainment, which is not sold, produced, manufactured or 
furnished at the property on which the sign is located, e.g., "billboards" or "outdoor 
advertising." 

J. K. "Owner" means a person recorded as such on official records. For the purpose of 
this chapter, the owner of property on which a sign is located is presumed to be the 
owner of the sign unless facts to the contrary are officially recorded or otherwise 
brought to the attention of the administrator, e.g., a sign leased from a sign company. 

j;, L. "Projecting sign" means a sign, gi.Q@.li' iaaR a tlat wall sig:a, which is attached to 
and projects horizontally from a building wall g; gi.Q@,t:' swctwre ;g,gt sp@sifisaJ.~r 
d.esigll@d. tQ. sY:_ppQ:i;:t th@ siga. no further than twelve inches. 

M. "Sandwich Board Sign" shall mean a portable sign capable of supporting itself 
through an "A" frame structure. 

N. "Sign" shall mean any communication device, structure, placard or fixture that is 
visible fron any public right-of-way, pedestrian path or sidewalk and is intended to aid 
in promoting the sale of product, goods, services or events or to identify a building 
using graphics, letter, figures, symbols, trademarks or written copy. 

~ 0 . Sign, Area of. 

1. Projecting and Freestanding. The area of a freestanding or projecting sign shall 
have g~y QR@ all faces (tile largest QR@~ of any double-faced or multi-faced sign 
counted in calculating its area. The area ofthe sign shall be measured as follows if 
the sign is composed of one or two individual cabinets: 

a. The area around and enclosing the perimeter of each cabinet or module shall he 
summed and then totaled to determine total area. The perimeter of measurable 
area shall ~ include embellishments such as pole covers, framing, decorative 

City of Cle Elum Sign Code Revisions 
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roofing, etc., :pi:gvid.iag th.at t~i:e is egt 1,1,'l'ittee ad.1.cec.tising sg:py ge s1,1sb. 
embellishmems. Support structures shall not be included in the determination of 
total area unless the support structures contribute to the advertising message. 

b. If the sign is composed of more than two sign cabinets or modules, the area 
enclosing the entire perimeter of all cabinets and/or modules, within a single, 
continuous geometric figure shall be the area of the sign. Pole covers and other 
embellishments shall RQi be included in the area of measurement if tae3c ~g "A.Qt 

beai: aQJ.cei:tisies r.QP)', 

J. 'l'a.11 ~ig.as The ai:ea shall be witmR a siegle, sgetiw.lQYS _perimetei: sgm:pgsed. 
gf aR.y stl:aight liBe gegmetas iigwe wltid1 eeslgses tile e;ictreme lwits gf tae 
aQJ.t@ftisi.ag message. Ifilte sige is r.gm:pgsed. gf' i"A.d.iuiQQal lettei:s gr sy:m9gls 
Ysieg ~ wall as baskg;r;gYnd. WM eg ad.d.ed. d.esgi:atiQA:, tae tgtal sige a;r;ea sltall be 
sakYlated by measw.i"A.g the a;r;ea 1,r:i.tk ia iA:e :pei:imete;r; gf ear.11 s3cmbgl g;r; lette;r;, 
The sgmbiaed. ~as gftae iaQ.i,rid,yal ii~es skall be SQ:Asid.ered. ~ tgtal sige 
~ 

P. "Temporary Sign" means any sign or advertising display constructed of cloth, wood, 
canvas, light fabric, paper or other light materials with or without frames that is not 
permanently mounted and is intended to be displayed for a limited time only such as for 
political candidacy or special events. 

M Q. "Wall sign" means a sign _pa;r;allel tg md. ex.teA:d.iRg g,gt mg;r;e ta:m t:u.rebre iaskes 
:ti:gm ~ wall gf a bwld.iA:g TAis d.eiinitige ind1,1d.es Qlq,' sig:,q pai.R.ted. i,1~ iA:d.ivid.ual lette;r; 
aR.d. r.abi"A.et siges, a.ad. sig:As gg, a m:msa;r;d. attached, painted or erected on or parallel to 
the face of building to which it is attached and supported through out its entire length 
with the exposed face parallel to the plane of the building. Signs on or in windows will 
be regulated as wall signs. (Ord. 866 § 2, 1987) 

R. "Public Service Sign" means a sign installed,~maintained and controlled by the City 
of Cle Elum for the sole purpose of providing directions to locations and objects of 
interest to visitors and the traveling public and not to advertise a specific business or 
product. 

15.20.040 Enforcing official. 
The ln1il'1mg gffisial City Planner or designee is authorized and directed to enforce all the 
provisions of this code. The i.:it,' s:A.all gy ;r;esQll:ltigR d.esigRat@ tk@ _pe;r;sga urb,g is tg ast as 
bYild.iRg gffisial. (Ord. 638 § 4( a), 1970 

15.20.050 Right of entry. 
Upon presentation of proper credentials the city planner, building official or ~their duly 
authorized representatives may enter at reasonable times any building, structure, or 
premises in the city to perform any duty imposed upon him by this code. The City shall 
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make reasonable effort to inform the owner of the need to access the premises authorized 
by this section. (Ord. 638 § 4(b), 1970) 

15,lQ,Q(JQ :B&ard 9f appeals, 
Ia gi:rJer tg prgvige wr i:easgg,agle imerpretatiQA. gftae pfguisig.Rs gf this Qgd,e tl,ie '1it3' 
.g,m,Qil is QQA.stiwteg a QQiifQ gf appeals, tg V:'Akk appeals Hlli3' ae HlaQe l;y .m,c pel'SQR 
aggrieves l;y a rali.Rg rmrlel' tms QR.apter <\ll appeals mwst ~e mase tg tl,ie •it3' QQYA.'1il 
mithia teR d.a¥s aftei: date gf;ke aQt gi: i:wwag appealed: ~gm; aR4 tl:ur QQ\1,1;1,Qil d~all allgw 
tlle aplpellaAt a ~ll liear..ng taeregR. and d:e.ide tee appeal w4thgwt YR.due d@lli3'· (Ont e1a 
§ 4 ('1), 1970) 

15.20.070 Permits. 
A. Permits Required. No sign shall hereafter he erected, moved, constructed, structurally 
altered or repaired except as provided by this title and a permit having been duly issued 
by the siga inspe.tgf City. 

B. Permits agt re'fWHS, Ii:J1..~tiQRSi Permits are not required for the following activities 
or signs in all districts: 

I. Changing of advertising copy without increasing sign size or characteristics; 

2. Maintenance and cleaning of existing signs, provided such maintenance and 
cleaning does not include structural or electrical changes; 

3. On-premises, nonelectrical signs, three square feet or less in size used for 
advertising the street address of the building and the name of the occupant or 
owner. 

4. Non-illuminated real e·state or contractors sign pertaining to the sale or lease of 
the premises or the construction or improvement of the property, not exceeding 
six square feet in area. 

5. Public informational signs installed, maintained and controlled by the City of 
Cle Elum. Signs shall not exceed 25 square feet in area and are limited to no 
more than two signs at the west end of First Street and two signs at the east end of 
First Street. 

(Ord. 866 B 5, 1987: Ord. 638 136, 1970) 

C. Applications for sign permits shall be made to the City of Cle Elum on a form 
provided by the City . Applications shall include: 

City of Cle Elum Sign Code Revisions 
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1. Name, address, telephone number and other contact information of the 
applicant or authorized agent and the legal owner of the property upon which 
the sign is to be located; 

2. If the applicant is not the property owner, a signed instrument from the 
property owner authorizing the application; 

3. Street address, tax parcel number, and acreage of the subject property; 
4. A description of the sign, either in writing or in plan form, that identifies the 

type of sign per this chapter, the type of structural support, sign height, sign 
area and method of illumination. 

5. A site p lan drawn to scale, at a minimum scale of one inch equals twenty feet, 
that includes the dimensions of the subject property, the proposed location of 
the sign, the dimensions of the sign, the location of existing development on.­
site, the location size and dimensions of any existing signs on-site and the 
location of any public or private roads abutting the property . . 

6. Lighting details;·ifapplicable, including fixture type, wattage, shielding, .and 
other information necessary to determine compliance. 

7. The required application fee as set by the Cle Elum City Council. 

E. Sign permits shall be processed as a Type I Application, as provided in CEMC 
17.100. . 

F. Sign permits shall become invalid if work is not begun within 180 days of permit 
issuance. The City may authorize one (1 ) 180 day extension upon request of the 
applicant for circumstances beyond the applicants control that prohibit installation of the 
sign within the required time period. 

15,lCU)KO Fees, 
A sr;;ae'"11e gf fees r;;gnermg Si§R permi:t fees an.a plan r;;aedtlag f@es saall be establii:a@Q 
a.Rd am~aed as desi;ed by re~gh,1tiga. gftae r;;i.t3r r;;g:i,mr;;il. EOfd. 1970) Q~g ~ S, 1970) 

15.20.090 Removal of signs. 
Any sign now or hereafter existing which, for a period of sixty days; no longer advertises 
a bona fide business conducted or product sold shall be taken down and removed by the 
owner, agent, or person having the beneficial use of the building, lot, or structure upon 
which the sign may be found. Upon failure to comply with this provision, the building 
official is authorized to cause removal of the sign and any expense incident thereto shall 
be paid by the owner of the promises or filed as a lien against the property. (Ord. 638 B 
7, 1970) 

15.20.100 _Existing signs. 
Every sign in existence upon the adoption of this code shall not be altered or moved 
unless ~ made to comply with the provisions of this code. Any sign erected prior to the 
adoption of this code which is not in conformance therewith, shall be removed or altered 
to comply with this code within sixty days of being notified by the city of the non­
conforming status tl»:ee )'@afs £Qllg11i-isg a<JgpiiQR gf thls r.:liapte;; provided, that any sign 
City of Cle Elum Sign Code Revisions 
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found to be unsafe or hazardous to public health and safety by the building official shall 
be removed or repaired immediately, '\Q.iQQW.t regal'd: tg lAM th.iee year QgmplianQe perigd 
prgui'1e'1 fQr ia this se.tiga. (Ord, 638 B 8, 1970) 

U,l0,110 ladamait:,c aad iasuraaH, 
Vlaeaeuer a si§R prgjeQts gver a street pl,ll,;,li. rigkt gf w~r gr m. &;' g~r m~r 
eRQi;:ga-kes W.f)QR aay •H,' prgp@R:3', 11w gu,Q!MJr gflAM sigt,t sllall :file ui:i.tll tile 11:w.ildm.g 
gffi.ial a pq;UeR agreeme11t tg sa1.re tile Qit,c Ra.RRless QR aGQQYRt Qf any damage Qr 
iRjlM-ies sw.staiR.ed as a i:esyl,t gftlle GQRSWQtiQR, Qpei:ati9R, gf mai.nteA.3.RQe gftae si§A. 
aRQ sllall s~mit _pfggf !Rat Ile is pi:gteQt@d "gy lia9ilit,c and prgpert,r Q.alBage iRSYl'an-e iR a 

sw.m A.Qt less ~ live thQ:w.san4 '1911al"s p1'9peft,' damage aa.'1 t,areRt,' ib,Qw.sand '1Ql1a1"s fQr 
perSQRal iRjw.ries. (Ord. glg 2 9, 1970 

15,lO,llO 01JSHRH3', 
:WQ perSQR sllall '1ispli13r QR. ~c sigt,t aa~· matt@£ wai.lt is imrngz:al gr QQSQeRe. (Oi;:'1, QA a 2 
10, 1970) 

15,lO,lJO ~i~ ua &tiler's prepart:,c, 
:WQ persQR skall pla.e gr maiataia a sigt,t QR pi;:gpeR:3' gf ™~ persga n,;j,tagyt fw;st 
ggtaimR.g p@F misSiQR frgm tae Ql}~@f gfl9M prgp@R3C, (Qrg, 9Jg § 11, 1970) 

15.20.135 Prohibited Signs 
The following signs are prohibited in all districts within the City of Cle Elum except as 
specifically allowed as temporary signs: 

A. Any sign not specifically listed as permitted in this chapter is prohibited unless 
otherwise provided by law; 

B. Any sign which, by reason.ofits size,location,moveme,nt, content, coloring or 
manner of illumination may be confused with traffic control signs or sfgnals; which 
determination shall be in the sole discretion of the responsible official. 

C Stationary motor vehicles, trailers and related devices used to circumvent the intent of 
this Chapter. 

D Signs which are attached to utility poles, trees, fences, rocks or natural features and 
other similar objects. 

E. Roof signs or signs pro jecting or installed above the eave lines of buildings. 

F. All lighted signs which are adjacent to and directed toward a residential district and 
which detract from the welfare of the residential district. 
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G. Animated, moving, automatic changing copy, revolving, blinking or flashing signs, 
except public service signs such as those which only give the time, temperature and 
humidity. 

H. Any sign or advertising display which obstructs in any way the vision of motorists 
entering or leaving public or private rights-of-way. 

I. Signs oriented to Interstate 90. 

J. Signs extending over the public right-of-way, with the exception of projecting signs, 
and any sign placed within the right-of-way. 

K. Single .pole mounted freestanding signs. 

L. Off-premise signs, with the exception of public service signs controlled and installed 
by the City of Cle Elum. 

M. Signs emitting pollutants such as smoke and sound. 

N. Signs displaying unwarranted content (i.e. obscene language) 

15.20.140 Residential areas. 
Ia ai;eas rnkirslt ai;e ilQRed st'f4glg fa114if,• '1'!4d 111411lii fa1114Uy n~sirleatial m ~e rsit3c QIHY tlle 
fQUg•,u:.iRg ~lates ailQ si§J1:s saall be peliHHt:ted, aRd tlle fQUQ•.1.tiag i:egl.llatiggs saall 
~The following signs shall be permitted in all residential zoning districts in the City: 

A. l' .. i:iame_plate, RQt &1'Qeedins ti.11g s'l:aai;e wet in ai;ea, statiRg title Qt: persQR pi:ars:tir;;iag 
a prQwssiQ:A, Q&me gf "bu.ildmg, • R-am.e Qf age:At; 

2A. A "blllletin wall mounted or freestanding sign, not exceeding fifteen square feet in 
area and six feet · in height, erected upon the premises of a church or other institution 
for the purposes of displaying the name of the institution and· its activities or services; 

C. A land sales sign of twenty-five square feet or less, non-illuminated, advertising the 
sale or development of~ subdivisio~ontaining an area of not less than seven lots, 
erected upon the property so developed and advertised for sale; pFQvided, tile iiilie gf 
tl:ie siga sltall agt eKrsee'1 P.1iceA.ti3' RI.'@ g'¥1ai;e feet; 

D. A real egtate giga, RQmlhmw.aated, RQ:t; exr;;eediRg gix S'}liafe feet iR ai;e:., pertaiRiRg 
tQ the gale Qr lease gfli}e premigeg; 

I&, A r;;Qati;ar;;tgi:'s gi§R, RQ:AillumiRated, a<JvertisiRg tlle '1e.ue1';1pmeRt Qt impr,guemeat Qf 
a prgpe~c by a gailaer, r;;Qati:ar;;tQ:r;, Qt: gt.Jiei: peFSQQ ;f;yfRishing sei:1tir;;e, materials, gr 
labQr tg lile premises; tile iigR gaaU agt exrsee<J iiK i'iaai;e feet i:A ai:ea; 
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F. }ig sigR saaU be "ested upQR, QT applied tg all3' fQQf. Tae term "siga." as vsed m tais 
svbseGtig11 saaU g,gt apply tg a religigus s3cml;)gl, \HlaGsgmpaa.i@d by leUeriA.g, wkea. 
applied tg tae GQRHGe, tg,:wr, Qr spire gf a plase gf wgrsk.ip; 

G. Permitted. illWRmatiga. gf a siga., a.ameplate, gr \;iulletia. l;)gard sllall be gf a 
A.gntlashmg t37fe; 

H. ~ iga.s saall l;e }gqated. at least tii:tee11 feet baGk f;gm tke s;reet prgperf.3' liA.e gf t.ae 
premises ga, 1,1,a.isl:i. they are ereGted gr maiatai11ed, YBless attaGaed gg, tlie \;it.1ild.isg; 

1, ~iga.s as refeR:ad tg in tliis seGtieR a11d else1.1.rl:l.ere iA. tk.i.s GA.apter ssall \;le GQRSimGted. 
gf ~able materials iiDQ sa.all be kept ill safe QQA.d.iti,gg, ami ggg{I repair an'1 

J. )!g piermit wr tae et=eGtiea., cga.stl=nctiga gr maiate11~e gf siga.s permitted wnder 
'svbseqt,igas C, D, al}Q S gftms sesfo~R sllall.be issaea wr a pe;riQQ i~"1-ii'1i11g QA.@ y~ar; 

K.. :Wg permit mr a bilU~garrJ, exteriQr pgrtable sig11, gr eKt~gr n,ciad 9pet=aterJ rJispla3r 
er gt,aer aispl~r w;itli meviag pans saaU be iss\iled. wr JR3' resideR.tial area (Ord. 638 § 
12, 1970) . 

15.20.150 General Commercial, Entry Commercial areas and Public Reserve: 
In areas whicll ~ zoned General Commercial, Entry Commercial and Public Reserve 
qgmersial, the following regulations apply: 

A. The aggregate sign area for any lot shall not exceed one and one-half (1 1/2) square 
feet for each foot of street frontage. Aggregate sign area for comer lots shall not exceed 
one (I ) square foot for each foot of street frontage. 

+.-B. Projecting signs are permitted. Sign size shall not exceed ga.e ll:wa.rJi:ed forty-five · 
(45) square feet of area and shall maintain a vertical clearance of 10 feet from the bottom 
edge of the sign to the sidewalk surface. 

C.~ Wall signs are permitted. sl:l.all R.et be reg\illated as te si~i Sign size shall not exceed 
ten (10) percent of the building facade on which they are located, and no more than two 
(2) signs are pemritted per facade. For buildings with multiple tenants, maximum sign 
size shall be based on that portion of the fa9ade occupied by each individual tenant. 

D.~ Freestanding signs are permitted·. One freestanding sign is permitted per street 
frontage, provided that comer lots with less than 80 feet on each street shall be permitted 
only one freestanding sign Freestanding signs shall not exceed two hundred square feet 
of total sign area, and no one face shall exceed one hundred ( 100) square feet. R,ggftgpi 
sigas will bi 1;gasidgrg'1 as "freest~. The maximum height for a freestanding sign 
City of Cle Elum Sign Code Revisions 
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shall not exceed the height of the building containing the activity being advertised and in 
no case shall exceed twenty-five (25) feet. The width of the support system for a 
:freestanding sign shall be a minimum of eighty percent of the width of the sign face. 

- C Qgm,mersial bu.ilsmgs nqtk m11Itiple QGGYpaRGY s:k.all G9mply 1,1qtg S~SiQ~ga /t JJ 
gf tkis se1sti,Q'a. 

GE. Sandwich boards and portable signs are allowed under the following conditions: 
I . They shall not exceed two feet in overall width and four feet overall height; 

2. Must be wind-firm gr £3.st~rJ in some acceptable manner; 

3. May not obstruct more than twenty percent of pal;)lis rigat gf w~r a sidewalk or 
right-of-way. A minimum clearance of clear passage shall be fQw: six feet; 

4. Shall not be placed in or on a street or alley right-of-way. 

5. Shall be professionally done and shall consist of weather proof materials. CopY and 
images shall only indicate the name and type of business. Signs advertising individual 
or multiple product brands are not permitted (i.e. a specific brand of drink). 
Changeable copy is not permitted except for hand drawn lettering or graphics such as a 
chalkboard. 

6. Shall be allowed only immediately in front of the business being occupied. 

7. Only one sign is permitted per business 

I), Sigas sllaU be iastaUerJ a(.QgrrJiag t;g UR-iwi.:m lh1ilaiRg iUlQ ~iga Cgae allQ skall 11gt 
prgj@Gt b@ygrJ.Q 1iJJ,cg/tmrag ~fth@ rJigtam;@ a;gm, ~i prgpel:fi3' lme tg tA.8 stri~ rigltt gf 

~ 

~. 1?..apia Flasmfl@ sigRS ~ prghibited.. Slgw rgHias aRQ a,yigm,at;i,Q Gaanseable GQf)~' 
sip ~at prese11t RQ saager gr distr'1..tifl'l4 w:~ p€1=1Ritt,ul C9'14Sist'1¥Jt wit~ t/:,(l 
r'1quir'1W€J:ltS fJyft~is C~gptgr, saaU GQR,fga:R, tQ Sll9S@Gtigfl ¥ gf tkis S@GtiQR, 

¥. Sigas, ligated. gr unl.iglltes, wmsll iatenere 1¥.i.tk tra;l;as Q~WiG@S gr tra;l;lis g~ are 
prggj,gi,tea, Wai.Ga. Qetit.=mHlatiQR SAall QC in tk@ SQl@ d.isGfetiga gfta,e Ghief gfpgliG@, 
l.¥ashiagtgA. ~tate Depar.tmeat gf Tr&spgrtatiga gr siga inspestQr, 

G. Sigas waisa imitate gffisial tra;l;liG sigas gr sigaals as d.etei.:miaea sglel3' by '1~ef gf 
pglise, · \¥ashiagtga ~tate Depar.tmeat gf Tra11spgllatiga gr siga mspestgr sllaU be 
prghibi.tes. 

M. Tgtal siga lleigllt sa.all RQt i-X.G@ed. ~, si;x; feet measYHa a;gm tgp gf sig11 tQ Gllf9 

~-
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lQ, ~iga.s Q@Qea:t;a Q'\~fllaags Qf allmRgS saall 9@ f&QA:Si'1ei:eg ia. swse,;;tiga. A gftllis 
se,;;tig:e aRQ ai:e limitag tg QR@ IQQt ill aeigat am£ tmee feet ia. leRg.ia, tmQ IH\1St a.ave a 
mi:eimY.m .leai:an-~ gf@igllt fe@t 3,QQl'@ -l,11:9 aeigat. ??? 

J. P@i:maaeRt siga.s affiKe'1 tg statiQRaf3' gr mgpet:a9l@ ¥@hfales ig; tile pw.rpgses gf 
awcertising ai:e prg}H9it@g, This is 11gt tg i~l1,1'1e 91,1si11ess, ,;;gm.paa,c gr ggFemmeat 
e11tity 1,cehfale hle11titii;;atig11, (this subsection moved to Prohibited Signs) 

I( J:I., £iga.s mwst 9@ i&stall@d a JnH.Ymwm gf wYrtee11 feet a'bgve i;;lz,lf,Q ~isllt, ex;,;;ept 
siga.s_allg1.'1ed i& sa9se,;;tiga. I gfthi.s se,;;tiga. ~Oi:'1, i99 § l, 19i 7i Oi:'1, iSS § 1, 1929) 

15.20.155 Downtown Commercial 
Signs ip the Downtown Commercial zone shall be. permitted as follows: 

A. All signs shall be consistent with the historical and pedestrian character of the 
District. 

B. The aggregate sign area for any lot shall not exceed one square foot for each foot of 
street frontage. The permitted signs enumerated in this subsection shall be subject to the 
total aggregate sign area. 

C .. Wall signs are permitted provided they do not total an area more than ten (10) percent 
of the building facade on which they are located. Each multi-tenant building may have 
one (1) identification wall sign for each street frontage. 

D. Projecting signs shall not exceed forty-five ( 45) square feet of area and shall maintain 
a vertical clearance of 10 feet from the bottom edge of the sign to the sidewalk surface. 

E. Sandwich board signs are allowed underthe following conditions: 
I . They shall not exceed two feet in overall width and four feet overall height; 

2.Must be wind-firm gr fasteae'1 in some acceptable manner; 

3. May not obstruct more than twenty percent of a sidewalk or right-of-way. A 
minimum clearance of clear passage shall be six (6) feet; 

4. Shall not be placed in or on a street or alley right-of-way. 

5. Shall be professionally done and shall consist-of weatherproof materials. 
Copy and images shall only indicate the name and type of business. Signs 
advertising individual or multiple product brands are not permitted (i.e. a specific 
brand of product or service). Changeable copy is not permitted except for hand 
drawn letter ing or graphics such as · a chalkboard. 
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6.Shall be allowed only immediately in front of the business being occupied. 

7. Shall not obstruct sight distance requirements on public streets. 

15.20.160 Industrial areas. 
In areas which are zoned Industrial, the following, regulations apply: 

A, ~igRi @H"t@g, ia :m ar.@a agRed inQ.Qsteal sllaU g,gt ex"HQ ~·~t,' eigat S'iu.are_feet A.Qr 
be higller taaA: six feet abgve grage, 
A. The aggregate sign area for any lot shall not exceed one (1) foot for each foot of street 
frontage. The permitted signs enumerated in this subsection shall be subject to the total 
aggregate sign area 

1. Wall signs are permitted but shall not total an area more than fifteen ( 15) percent of 
the building facade on which they are located, arid riot exceed two (2) signs per facade. 

2. Each structure may have one freestanding sign per street frontage, provided that 
corner lots with less than 80 feet on each street shall be permitted only one freestanding 
sign. Freestanding signs shall not exceed one hundred square feet of total sign area, and 
no one face shall exceed fifty (50) square feet. The maximum height for a freestanding 
sign shall not exceed the height of the building containing the activity being advertised 
and in no case shall exceed twenty-five (25) feet. The width of the support system for a 
freestanding sign shall be a minimum of eighty percent of the width of the sign face. 

B. Buildings having multiple occupancy will be allowed individual signs as set forth in 
subsection A of this section. 

C. Ia tae @J.'eat a ln~laiag is lg"a:teg m s~l:i. a mar...RliN' taat wgwd aUgrn pa1ssiRg u:a~" tg 
eRt@r is alteie'1 iR eitacr Ule R=QRt QI ,ear, a sigR e'iual tg sl.lbse"ti9R A gf this ser.tiQA. will 
be permitte'1 at tile Rar ewaa-e alsQ. 

s. Ii:Rtia11r.e sig1u, tQ iR'1u.su:ial parks 11ee'1 A.Qt r.Qnfgrm tQ s1.1bser.tig11 A Qf tl;i,is ser.tiga; 
A:QW4}Y@I, appIQval Qf sl.lr.a signs by tae r.it,1 "Q~il is Ie~R:d (freestanding sign???) 

¥ ~igRs eie"teg at gJ;Q\lRQ le;I;rel man area agaed. i11:dlalsirial 1m,1st be HQ IRQH taaR QA:@ llalf 
tA:e '1ista11"e a:Qm Ule b1iHl'1iag tQ tile pI9fl@ft,r liae. · 

G. ale"tF,i,"ally ligated. Si8QS ma3c be i11stalleg iR: the ln~ild.iag, ·parallel tQ tae bwlgiRg g1;1Jy; 
ele"u:i"all3r ligated sigRs ma3r llQt be ilwtalled a.t risllt a11gles tQ tile bwild.iRg. (Org 3.S.S § 
2, 1gg9~ 

15.20.165 . Business Park Areas 
Signs in the Business Park zone shall be permitted as follows: 
City of Cle Elum Sign Code Revisions 
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A. The aggregate sign area for any lot shall not exceed one (1) square foot for each foot 
of street frontage. The permitted signs enumerated in this subsection shall be subject to 
the total aggregate sign area. 

B. Wall signs are permitted provided they do not total an area more than ten (10) percent 
of the building facade on which they are located. Each multi.-tenant building may have 
one (1) identification wall sign for each street frontage 

C. Each building may have one (1) freestanding sign per street frontage. The sign may 
not exceed a total of one hundred square feet for the total of all faces. No one face shall 
exceed fifty (50) square feet in area. The sign shall not exceed fifteen (1 5) feet in height. 
The width of the support system for a freestanding sign shall be a minimum of eighty 
percent of the width of the sign face. 

15.20.167 Lighting of signs 
A. Internal and exterior illuminated signs are allowed in all zones except R-1 , RM and 
the Downtown commercial zoning district where only exterior illuminated signs are 
permitted. 
B. No on ground lighting fixtures shall be permitted. Fixtures must be mounted to the 
bottom or top of the sign face and shall be shielded or mounted on curved standards to 
direct light to sign face only to minimize glare and off-sign lighting impacts. One 
mounted light shall be permitted per five square feet of sign area. 
C. The illumination of signs shall not cause excessive light or glare that could result in 
the reduced visibility of official signs and approaching, merging or entering traffic. 
D. Portable signs shall not be illuminated. 

15.20.170 Temporary signs. 
T@mtl9i.:ary sigRs ai.:e de~@d. a.s sigRs 4™U11Giag pgli;Q.aJ. .aad.id.aQy, sp@.ial evems gi; 
aay sig;A. m);:y.g ~e.gmes meamngless Qlol@ tg tile passage gf time fQr a peagd, gf QA:@ yeai.: 
gi; less, The following regulations apply to temporary signs: 

A. Political signs shall be no larger than nine square feet, 

B. Permission must be obtained from the appropriate property owner to erect a temporay 
sign fQi.: v.rJHGA. as in4i1.ciMl seeks ele.tiQA: tQ an gffi.e gr pgsiti9:&. 

C. Political signs shall not be erected or displayed more than ninety days prior to an 
election. 

D. Exterior political signs or event signs shall be removed not more than fifteen days 
following the applicable election or event date. 
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E. A deposit fee of fifty dollars shall be required for temporary signs with an expiration 
date such as an election date or an event date. Upon removal of any such signs by the 
applicant or his or her agent within the time period specified in this section, the deposit 
set forth in this section shall be returned. 

F. Non-political temporary signs are not permitted. 

15.20.175 Nonconforming signs. . 
A. Existing signs that are nonconforming to the provisions of this chapter are permitted 
to continue subject to the provisions of subsection B of this section. 

A.B. A nonconforming sign shall lose its status as a nonconforming sign if: 

1. The sign is relocated or replaced; or 

2. The structure or size of the sign is altered in any way. This section shall exclude 
normal and routine maintenance; or 

3. The sign is destroyed or suffers damage of 50 percent or more value of the sign; or 

4. The sign is not maintained consistent with 15.20.100 

2, Uaiatea~e, :WgQ.Qgafgi:mmg si§as skaU 5@ sygjegt tg all H'fl,lir-eme11ts gftais ggse 
i:egardiag saf~c, maiate~e aml i:epaii:: If~ siga swffers mgi:e il:laa ilft,c perQeat 
appi:aised damage gi; deterigi:atiga, i,t_~it se si;gygll.t iatg ggnffin:maage '!,J,r:ith tile 
grdi,.n,aage ggsiaed in. tais ,aap~r gi; i:emgued 

C. :A,11 sigas pr:eseatl3r QA pr:emisei iA tae ggmmel'.ial agse aaa iastalled prigr tg J~r 
1, 19a7, ikaU. se aUQW@Q, e*-~i* tlwse si§QS QQR~t@Q QR, QJ; mt@~ w:i.ta tll@pwslig 
ri§llt g;t: a.'ay (Ord. IH19 §4,H>i7) 

la,l0,177 Off pHmises siga, 

A .. og ~emii@S sisas ia th4J (;;g:,4g,:(;J/ CQ'14~'1rcifili., E1111') 1 Q},zq,zqgr:ci'1l '1'14d L}gwJ/ltQHW 

Cgmmei:gial 7QR@.f ~ agt allgmea @Kg@pt as set :f9rta in. Sl.1,QS@gtiQR 2 gf this segtign., 

2, ~Kis:tms g:ff pi:emises signs ia the '1b,n1g gglmll@i:.ial agaes iii gflm.Yary 1, I9i7, 
skaU 9@ ggnsi'1ei:ed n,gQ.Qgn.f9rmin.g sig11s kei:e~ei:, 

C: Off: pHmises sisas iR t~e ~14gl~faR4i'3•, Al11/Ji /?Q,zqi/y, Busi'ttJiU P'11"k aad · 1 
Rsiaeatial gi; in.d.witrial agaes ai:@ 1.1.gt allgV:~d, iilQ exis:tiag gff: pi:emises sig11s wit~ 
tae '19r,w'1 i:@si'1eatial gi; ia'1Ystrial 2iQRN m.w;t ~e i:@HI.QYed. (Ord. ggg § g, 19g7) 

15,lD,laQ OIJsii:u.eiiag eiliGial sigas, 
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},l"g siga sJ.:i..all ee ~e.te'1 i,a. SYQA a mam:J.er as tg QQDR,m; gr gestru.t tile 1q;m gfmgtgrists 
g,a. tl:le streets gfthe .itr; s.gr in s1,1.1l mar..Rer as tg Qg,a.f:t.se gr gestm.t the viell.' gr 
inte~:r;;tatiga gf aa,c gffi.ial tfaffi. siga, signal gr ae¥i'7e. ~Or'1 SSS § 4, lQgg; Ord. gJS § 
U, 1Q70) 

15.20.190 Responsibility of owner. 
This chapter shall not be construed to relieve or lessen the responsibility of any person 
owning or operating or installing any sign for damages to property or injuries to persons 
caused by the construction, maintenance or operation of any sign or any defect therein, 
nor shall the city or any agent thereof be held or construed as assuming any such liability 
or responsibility by reason of the permits, fees and inspections provided for in this. 
chapter. The minimum safety requirements and regulations prescribed in this chapter 
shall not relieve the property owner nor the person constructing or maintain ing a sign 
from the obli~ation ·of taking any additional steps necessary to make and keep the sign 
safe for persons and property. The city and other public agencies are not responsible for 
damage caused to signs overhanging the public right-of-way during maintenance 
operations or construction activities. (Ord. 855 § 5, 1986; Ord. 638 § 14, 1970) 

15.20.195 Maintenance and safety. 
All signs and components thereof must be maintained in good repair and in a safe, neat, 
clean and attractive condition. 

15.20.200 Variances. 
R.e.gg,a.igi,a.g '1lat .ertai:A. t,'pes gf sig,a.s ill 1=@Si'1eatial, QQRUR@r.ial aRd. iR'111stRal ai:@as are 
agt pgssible gil'@R tae d.ime:A.sigaal re'iairemeats aa'1 stamfard.s ~r sigas p1,1£snant tg tae 
limitatiQRS iR C:SUC 1S 20.140, R.esid.eatial areas, CE:UC 15.JO.lSO, Cga::imer.ial A,t:eas, 
aRG CEHC 15 20. 1 gQ, IRd.lolstrial areas, SYQG t,cpes gf siggs iR tAgse gQReS may agt ee 
d.etrimeatal tQ :tae p1,1bli. ~~. safet,r, mgrals aad. geReral '"'elf.re, d.epe:A.r.lmg QA. '1le 
faQts gf ea.a partkw.lar sase. _Plolf81,1ant tg tl:lis se.ti9R, an awli.ant me1.3c se~k a variaA.Qe 
i:t:gm tae f)FQviSiQRS SQRtaiRed. iA. CEUC 1 S 20 14 0, IS .20 1 SO &d 1 S 20. 1 g0, sair.1 
:pe:i;mi.t, if granted., tg 9e issw.ed. by tl:le ar.lministfative aloltAQrit,r Qf tlle Cle sh.HR Pl:mmR§ 
I>ep~eRt. Upg,a. res@ipt gf a prgperl3r iilea a:p:pfo;atiQA. wr YaRallQe QR tb:e WAR 
:p~s.riged, 9y tlle Cit,' gf Cle El~, ~ il4miRistfati¥e alol:tQ.Qrit,r gf :tae Cle Elwm 
Plar.nigg De:partmeRt ma3r :pea;nit and ayt}lQrige a 1;ar.iasse frgm tae H'l_uiremems gf 
Cs~4C IS.20 140, 15.2Q.I$0 aad. 1$.20 190, gnJ.y vAwa 1mw.s1,1al .ir,qWRstan.es Qalolse 
YRQQe aar'1shi.p i:R. tAe af)p}i.atiQR gft9,gge gfd.inaRses aRQ Qol3c WQe:A. all gftAe ~1}Qnug 
SQA:d.itigns and ~ts e;ir.isti 

A... U:R.1,1s1,1al tg:pg§iapllisal, geglggisal gr gta@f :pllysisal sg,a.di,tigas exist QA. t~ prgpe"3' 
,i;msll P"Y@Rt pla.rme;at gf a siga iR aQsgrd.an.e mita ~ prg1,-isiglli gf CEMC 
15,20. 140, 15.20.ISO :ma lS.20.190 

2. The nai:iaase is A.@Q@SS.il)' ~r tae presenratiQR md. eRjg3~eat gf a SlolQstan.tial flFQf)ert,r 
rigl:lt gftl:le appli.aat appw:teaant tQ ~e par.ti.war par.el gfreal prgpert,r, 
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C. The a1,1~Qaaliatig:R. gf SQQA uaria&.e will agt ee '1=meatal tg ~e p1.1bli. w.elwe gr 
iRj1,1i;ig1,1s tg prgpet:t,r in :tlle 1ri.ini.t,c gr 1.Q:R.e ia 1nhi.ll the prgpet:t,r is lg.ated. 

D. Taat :tile g;raatiag gf SYQ.R. vari™e 11,'.iU agt ad.J.rersely affe.t ta:e reali:iliatiga and 
implemeata:tiga gf~e QQmprelleasiue plaa f)FQvisig:gs appli.aale tg said area. A variaa-e 
sg aY-tsga2;e'1 d1all ee.gme RYU and. vgid and gf ag ~r legal effe.t ai:ter :tile passase 
gf QR,@ year if RQ sygstaa:tial QQ.AS~YQA. MS take"A pla-e. 

Ii:, U,pga re.eipt gf a pegperly tiled appeal gf an admims:trative determiaatiga fGr 
apprgval gr demal gf a vari™e, :tile Ci:t:3' Qgnn.il may pe;mi;t and. a.Q:taga2;e, gr deay, a 
uaaan.e fi;gm ~e re'r1=lireme11ts gfCii).4C IS.20.140, IS.20 ISO aad IS 20:190 ai:ter a 
fa.t fY1Qi&§ f)YS}iQ ll@ari:R.§ tQereQA.. 

v. The gra&tiag gf a ,rariimQe 1m'1.lr teis se.tiga skall ae i11 :tlle pygli. i11.tet-est, A variaa.e 
saall ee made gA.13' n.chea all gftQe QQ"AQitiQ.AS and ~ts i'1@Rtifi.eg uri.thi:R. SY9S@QtiQA.S A 
thi;gwgk D gf tms se.tiga are fG•mg tg @}Q.St ey tQe aQHYmstratiue a1,1tllga:t3r gf tile Cle 
Ii:llllR Pl~ Depar.1Re11.t, gr :tlle Cle Iilwm Ci:1:3, QglmQil YpQR appeal a™1 fa.t ~R'1ing 
pl:l.9li. lleari:eg ~ereQA., 

15.20.210 Violation-Penalty. 
It is unlawful fGr any f)QFSQ"A (as 1,1se'1 ia this .aapter persga meaas ~' f)QFSQ.A, firm, 
.gi:pgratig:g gr grg1,1p) to erect, construct, enlarge, alter, repair, move, improve, remove, 
convert, demolish, equip, use or maintain any sign or structure in the city, or cause or 
permit the same to be done, contrary to or in violation of any of the provisions of this 
code. 

Each such person shall be guilty of a separate offense for each and every day or portion 
thereof during which any violation of any of the provisions of this code is committed, 
continued, or permitted, and upon conviction of any such violation shall be punished as 
setforth in Chapter 1.16 of this code.. AnY: sign which is located in the right-of-way in 
violation of this chapter may be removed by any city official and disposed of without the 
notification or consent of the sign owner. (Ord. 855 §§ 7, 8, 1986; Ord. 638 § 15, 1970) 

City of Cle Elum Sign Code Revisions 
Planning Commission Draft 8/22/0 I 
Page 16 
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Conceptual rendering for illustrative purposes only. 

CleElumUGA 
Trendwest Master Site Plan Application 

I 
I 

Single:F~y Detached 

· ·s· o:, 100' :, ..... · X 

.F:ront-loaded 

Typical Lot Size: 
5000 S.F. 

Typical Lot Dimensions: 
(50' X 100') 

Density Range: 
5-7 Dwelling Units/ Acre 

Design Standards: 
15' Front yard setback 

1 O' Porch setback 
20' Garage setback 
5' Side yard setback 

20' Rear yard setback 
35' Maximum height 

Lot Coverage: 
35-45% 

Impervious Cover: 
55% (2750 S.E) 

Figure C3.1.1 
Single Family Templates 
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CleElumUGA 
Trendwest Master Site Plan Application 

Single Family Detached 

50' X 100' 
Alley-loaded 

Typical Lot Size: 
5000 S.F. 

Typical Lot Dimensions: 
(50' X 100') 

Density Range: 
5-7 Dwelling Units/ Acre 

Design Standards: 
15' Front yard setback · 

10' Porch setback 
9' Garage setback (from alley) 

5' Side yard setback 
20' Rear yard setback 
35' Maximum height 

Lot Coverage: 
35-45% 

Impervious Cover: 
55% (2750 S.F.) 

Figure C3.l.2 

Single Family Templates 
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Conceptual rendering for illustrative purposes only. 

Cle Elum UGA 
Trendwest Master Site Plan Application 
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Single Family Detached 

60' X 85' 
Alley-loaded 

Typical Lot Size: 
5100 S.F. 

Typical Lot Dimensions: 
(60' X 85') 

Density Range: 
4-6 Dwelling Units/ Acre 

Design Standards: 
15' Front yard setback 

10' Porch setback 
9' Garage setback (from alley) 

5' Side yard setback 
20' Rear yard setback 
35' Maximum height 

Lot Coverage: 
35-45% 

Impervious Cover: 
55% (2805 S.F.) 

. Figure C3.l.3 

Single Family Templates 
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Conceptual rendering for illustrative purposes only. 

Cle Elum UGA 
Trendwest Master Site Plan ApPlication 

Single Family Detached 

60' X 100' 
Front-loaded 

Typical Lot Size: 
6000 S.F. 

Typical Lot Dimensions: 
(60' X 100') 

Density Range: 
3-5 Dwelling Units/Acre 

Design Standards: 
15' Front yard setback 

10' Porch setback 
20' Garage setback 
5' Side yard setback 

20' Rear yard setback 
35' Maximum height 

Lot Coverage: 
35-45% 

Impervious Cover: 
55% (3300 S.F.) 

Figure C3.1.4 

Single Family Templates 
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Conceptual rendering for illustratiVe purposes only. 

Cle Elum UGA 
Trendwest Master Site Plan Application 

Single Family Detached 

70' X 100' 
Front-loaded 

Typical Lot Size: 
7000 S.F. 

Typical Lot Dimensions:' 
(70' X 100') 

Density Range: 
3-5 Dwelling Units/Acre 

Design Standards: 
15' Front yard setback 

10' Porch setback 
20' Garage setback 
5' Side yard setback 

20' Rear yard setback 
35' Maximum height 

Lot Coverage:. 
35-45% 

lmpen1ous Cover: 
55% (3850 S.F.) 

Figure C3.l.5 
Single_ Family Templates 
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Conceptual rendering for illustratiVe purposes only. 

Cle Elum UGA 
Trendwest Master Site Plan Application 

Single Family Detached 

60' X 120' 
Front-loaded 

Typical Lot Size: 

7200 S.F. 

Typical Lot Dimensions: 
(60' X 120') 

Density Range: 
2-4 Dwelling Units/ Acre 

Design Standards: 
15' Front yatd setback 

10' Porch setback 
20'~gesetback 
5' Side yard setback 

20' Rear yard setback 
35' Maximum height 

Lot Coverage: 
35-45% 

Impervious Cover: 
50% (3600 S.F.) 

Figure C3.1.6 

Single Family Templates 
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Conceptual rendering for illustratiVe purposes only, 

Cle Elum UGA 
Trendwest Master Site Plan Application 
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Single Family Detached 

70' X 120' 
Front-loaded 

Typical Lot Size: 
8400 S.F. 

Typical Lot Dimensions: 
(70' X 120') 

Density Range: 
2-4 Dwelling Units/ Acre 

Design Standards: 
15' Front yard setback 

10' Porch setback 
20' Garage setback 
5' Side yard setback 

20' Rear yard setback 
35' Maximum height 

Lot Coverage: 
35-45% 

Impervious Cover: 
50% (4200 S.F.) 

Figure C3.1.7 
Single Family Templates 



10' 
l"IIN. 

Conceptual rendering for illustrative purposes orily. 

Cle Elum UGA 
Trendwest Master Site Plan Application 

10' 
l"IIN. 

Stacked Flat 
Apartments 

Typical Building Size: 

6000-8000 S.F. Footprint 
3 Stories 

On-Site Parking 

Typical Number of Units:· 
24 

Density Range: 
8-15 Dwelling Units/ Acre 

Design Standards: 
1 O' Building setback 

10' Porch setback 
10' Minimum between 

·buildings 
35' Maximum height 

Impervious Cover: 
85% 

Figure C3 .2.1 
Multi-Family Templates 
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Conceptual rendering for illustrative purposes only. 

Cle Elum UGA 
Trendwest Master Site Plan Application 

5' 
M 

Townhomes 

Typical Building Size: 

6000-8000 S.F. Footprint 
2 1/2 - 3 Stories 
Private Garages 

Typical Number of Units: 
5-6 

Density Range: 
8-15 Dwelling Units/Acre 

Design Standards: 
1 O' Building setback 

10' Porch setback 
15' Garage setback 
5' Side yard setback 
35' Maximum height 

Impervious Cover: 
85% 

Figure C3.2.2 
Multi-Family Templates 
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MEDIATION AND ARBITRATION AGREEMENT 

between 

THE CITY OF CLE ELUM, WASHINGTON 

and 

TRENDWEST PROPERTIES, INC. 

THIS N!F,l)IAllON AND ARBITRATION AGREEN!ENT (the "Agreement") is 

entered into between the City of Cle Elum ("City"), a second class municipal corporation 

organized under the laws of the state of Washington, and Trendwest Properties, Inc., a 

Washington corporation. 

RECITALS 

WHEREAS the City is a second class municipal corporation organized under the 

laws of the state of Washington and located in Kittitas County, Washington. 

WHEREAS JELD-WEN, iNC. ("JELD-WEN") is an Oregon corporation 

registered to do business in the state of Washington and is the owner of approximately 

1, 120 acres of real property located in the Bullfrog Flats area of Kittitas County, which 

lies wholly within the Urban Growth Area ("UGA") of the City, and which is being 

considered for annexation into the City ("UGA Property"). 

WHEREAS Trendwest Properties, Inc. ("Trendwest"), a wholly-owned subsidiary 

of Trendwest Resorts, Inc., is a majority subsidiary of JELD-WEN; Trendwest is 

authorized by JELD-WEN to conduct residential, commercial and recreational 

development activities on the JELD-WEN Property. 

WHEREAS Trendwest and the City are presently negotiating agreements relating 

to, among other things, payment of professional/consultant staff services, joint 

{00028711.00C;J} 
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participation in the construction and funding of water treatment and wastewater treatment 

facilities, and a pre-annexation agreement for the UGA Property. Treridwest and the City 

recognize that additional agreements between them may be negotiated and executed in 

the future including, but not limited to, developer extension agreements for water and 

wastewater .service, and a development agreement for the UGA Property. 

WHEREAS the purpose of this Agreement is to establish a uniform process for 

expeditiously resolving disputes that arise both during the negotiation of agreements 

between Trendwest and the City, as well as disputes regarding agreements entered into 

between the parties subsequent to the execution of this Agreement. 

The following Agreement is made upon the basis of the foregoing Recitals, and in 

consideration of the mutual promises and covenants herein, and the mutual benefits to be 

derived by the parties therefrom. 

AGREEMENT 

1. Application of Mediation and Arbitration Provisions. Any dispute, 

controversy, disagreement or impasse which the parties cannot resolve informally 

through their respective appointed negotiators (hereinafter a "Dispute") arising during the 

negotiation of agreements between Trendwest and the City shall be addressed through the 

mediation process set forth in Section 2 below. Any Dispute or claim arising out of an 

agreement entered into between Trendwest and the City following execution of this 

Agreement shall also be addressed through the mediation process set forth in Section 2 

below; however, if the parties are not able to resolve the Dispute or claim through 

mediation, it may then be resolved through binding arbitration as set forth in Section 3 

below. 



2. Mediation. The parties agree to the following mediation process to 

resolve any Disputes arising during the negotiation of any agreement between Trendwest 

and the City, as well as for resolving any Dispute or claim arising from an agreement 

entered into by the parties following execution of this Agreement. 

2.1 Notice of a Dispute. In the event of a Dispute, a party may 

provide written Notice of Dispute to the other party. The Notice of Dispute shall describe 

the nature of the Dispute. The Parties shall meet within ten (I 0) days of the receipt of a 

Notice of Dispute in an effort to resolve the Dispute informally. 

2.2 Notice of a Demand for Mediation. If the parties are unable to 

resolve the Dispute informally pursuant to Section 2.1 above, either party may give 

written Notice of a Demand for Mediation ("Notice of Mediation") to the other party. 

Within five (5) days of the receipt of a Notice of Mediation, the parties shall select a 

mediator meeting the qualification requirements set forth in Subsection 3 .3 below. 

2.3 Mediation Meeting/Discovery; Venue. A meeting with the 

mediator shall be held within fourteen (14) days from the appointment of the mediator, 

on a date and at a time selected by the mediator after consulting with the parties. The 

mediator shall work with the parties to produce a suitable compromise. The mediator 

shall establish the format of the mediation meeting. 

3. Arbitration. In the event any Dispute or claim arising from an agreement 

executed by and between Trendwest and the City subsequent to the execution of this 

Agreement is not resolved through mediation as set forth in Section 2 above, the Dispute 

or claim shall, upon demand made by either party, be resolved by expedited mandatory, 

binding arbitration as set forth in this section. Nothing in this section shall restrict or 



limit the ability of any party to obtain injunctive relief in. superior court if such injunctive 

relief is necessary to avoid imminent or irreparable harm to either of the parties, which 

might occur prior to or during the pendency of the arbitration process described herein. 

3.1 Notice of Demand for Arbitration. Either party may demand 

arbitration under this section by providing the party with written Notice of Demand for 

Arbitration ("Notice of Demand"). The notice shall describe the reasons for the demand, 

the nature of the dispute and the amount, if any, of any disputed monetary sum. 

3.2 Appointment of Arbitrator. Within ten (10) days of the receipt 

of the Notice of Demand; the parties shall agree upon a single arbitrator meeting the 

qualification requirements described below. If the parties are unable to agree upon an 

arbitrator within the ten (10) day period, the parties shall submit a request for 

appointment of an arbitrator to the Seattle office of the American Arbitration Association 

(the "AAA"). The AAA shall have fifteen (I 5) days from the date of submission of such 

request to designate an arbitrator meeting the qualification ·requirements described below. 

If the AAA is unable to find an arbitrator meeting the qualification requirements within 

such fifteen (15) day period, then within the earlier often (10) days from the expiration 

of such fifteen ( 15) day period or the receipt of notice from the AAA of its inability to 

find a suitable arbitrator, the parties shall request that the then Presiding Judge of the 

Superior Court for Kittitas County appoint an arbitrator who, in such judge's sole 

discretion, meets or most nearly meets the qualification requirements described below. 

3.3 Qualification Requirements. The mediator or arbitrator 

appointed in accordance with Subsections 2.2 and 3 .2 above must be a licensed attorney 

with experience as a mediator or arbitrator, and with a minimum of fifteen (15) years of 



cumulative experience in the areas of municipal law, land use law, and commercial real 

estate or commercial .litigation. 

3.4 Arbitration Hearings/Discovery; Venue. The arbitration hearing 

shall occur within thirty (30) days from the date on which the arbitrator is appointed as 

described above. The hearing shall in no event last longer than three (3) consecutive 

business days. There shall be no discovery or dispositive motion practice (such as 

motions for summary judgment or to dismiss or the like) except as inay be permitted by 

the arbitrator. The arbitrator shall not be bound by any rules of civil procedures or 

evidence, but rather shall consider such writings and oral presentations as reasonable 

business persons would use in the conduct of their day-to-day affairs and may require the 

parties to present the case in a manner as the arbitrator may determine to be appropriate, 

including submission of written declarations in a timely fashion. It is the intention of the 

parties to limit live testimony and cross-examination to the extent necessary to ensure a 

fair hearing to the parties on all issues. The venue of any arbitration hearing conducted 

pursuant to this agreement shall be in Kittitas County, Washington. 

3.5 Decision. The arbitrator's decision shall be made within thirty 

(30) calendar days of the commencement of the arbitration hearing. The arbitrator shall 

have no authority to fashion a compromise resolution of the dispute that has not been 

presented by either of the parties. The award shall be final and judgment may be entered 

in any court having jurisdiction thereof The arbitrator may award specific performance. 

4. Notices. Notices under this Agreement must be delivered personally or by 

depositing the same in the U.S. mail, certified, return receipt requested, postage prepaid, 



( 

properly addressed and sent to the following addresses or such other addresses as each 

party may from time to time designate by written notice to the other: 

Ifto Trendwest Properties: 

with a copy to: 

ifto Cle Elum: 

with a copy to: 

c/o Trendwest Properties, Inc. 
109 S. First Street 
P .O. Box 887 
Roslyn, WA 98941-0887 
Attn: · J. Michael Moyer 

Cairncross & Hempelmann, P. S. 
70th Floor, Columbia Center 
701 Fifth Avenue 
Seattle, WA 98101-1024 
Attn: John W. Hempelmann 

City of Cle Elum 
119 West First Street 
Cle Elum, WA 98922 
Attn: Mayor 

Cone, Gilreath, Ellis, Cole & Anderson 
200 E. Third Ave. 
P.O. Box 499 
Ellensburg, WA 98926 
Attn: Erin L. Anderson, Cle Elum City Attorney 

5. Entire Agreement. This Agreement is entered into relative to prospective 

dispute resolution except to the extent that the parties have entered into contracts and 

agreements with professional, staff, and consultants containing pre-existing dispute 

resolution provisions, which shall not be impaired by this Agreement. This Agreement is 

intended to ·supersede and otherwise replace those dispute resolution procedures 

contained in the April 13, 1999 Memorandum ofUnderstanding between the parties. All 

other provisions contained in the April 13, 1999 Memorandum ofUnderstanding shall 

remain in full force and effect and otherwise unaffected by this Agreement. 

6. Authoritv. ~he parties represent and warrant to each other that the 

individual signing below has full power, authority and legal right to execute and deliver 

this Agreement and thereby to legally bind the party on whose behalf such person signed. 



( 7. Severabili ty. In the event that any term, condition, provision, clause, or 

portion of this Agreement is deemed by a court of competent jurisdiction to be unlawful, 

in excess of authority, void, unconstitutional, or unenforceable or in conflict with any 

other applicable provision, condition, clause or other portion of this Agreement, it is the 

intent of ~he parties that the remainder of the Agreement shall be unaffected and shall 

continue in full force and effect to carry out the intent of the parties. To this end, any 

disputed terms and conditions are declared by the parties to be severable from the others . 

. Dated this 7;:;,... day ofDecember, 1999. 

TRENDWEST PROPERTIES, INC., a Washington corporation 
!//: t/7"" 

By ,. { ';;// - .v:...J//4 
V Name i . ,· /.. 

Title C·f Dr 

CITY OF CLE ELUM, WASHINGTON Witnesseth: 

By ______,,..._~~~ --------~~~--------~ 
"Gary S erndt, Mayor 

{00028711.DOC;J} 
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ATTACHMENT 4 

Trail and' Pedestrian Circulation Plan 



~ MIN. RIIIHT OF ""°'y 
IS'!' MIN. - l'IATERMY OR. seelTIW ~ 

Pedestrian & Bike Trail 
Conceptual Section 

(For Illustrative Purposes Only) 

Possible connection 
to Regional Trail 

Systems 

Trail through 

TraU con.nectlon to Sc.hool 
and Community Center 

through Powerline R.O. W. 

Possible connection to 
future equestrian trails 

or Horse Park 

Cle Elum UGA 
Trendwest Mastex: Site Plan Application 

Connection to 
Coal MinH lhil 

(Regional Tr.ill System) 

Single Family Residential 
~ Multi-Family Residential 
• Business Park 

.~ 
...... Cl 

Pedestrian Trail 

Equestrian Trail 

Roads w/ Sidewalks 

Connection to 
Historic City Center 

Possible connection to 
future equestrian trails 

or Horse Park 
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ATTACHMENT 5 

Draft Mountain Star MPR Transportation 
Monitoring Program Dated 4/30/02 



04/30/02 

FINAL DRAFT 
MountainStar MPR 

Transp~rtation Monitoring Program 

Introduction 

: 

Condition 17 of the MountainStar l\1PR Conditions of Approval (dated 10/10/00) outlines 
the elements of a required transportation monitoring program. The purpose of this 
program is to provide information both to confirm the appropriate timing and scope of 
traffic mitigation measures identified in the MountainStar MPR Conditions of Approval 
as well as to establish a mechanism to identify unforeseen MPR traffic related impacts 
that may require additional mitigation. It is also the intent of this program to provide a 
mechanism to clearly identify traffic volumes generated by the MPR from those volumes 
generated by other projects in the area or unrelated growth in background traffic volumes. 
The purpose in separating MPR generated traffic from other traffic volumes is to 
establish the basis for determining the MPR and public fair shares of any traffic related 
improvements that the Monitoring Program identifies. It is important to recognize that, 
by law, the MPR can only be held responsible for its proportionate share of the cost of 
potential improvements. It cannot be required to correct existing deficiencies in the road 
network or be held responsible for traffic volumes that are unrelated to MPR 
development. 

Monitoring Program Elements 

1. Monitoring Timetable 
The Monitoring Program will be initiated in two phases. Phase I monitoring will 
commence following preliminary plat approval. If preliminary plat approval is 
completed within 45 days of the initial monitoring period, the Public Works Director may 
allow monitoring to be delayed one year. Phase 1 monitoring will be limited to 
mechanical tube counts at all MPR entry points that are open to the general public or 
1'1PR development activities, the approaches to the intersection of Bullfrog Road and SR 
903, anq the segment of Bullfrog Road immediately north of the I-90 interchange. Phase 
I monitoring will be conducted as described under Section 3 .A. l. 

I . I 

Phase II monitoring will begin during the monitoring period following the issuance of 
permits for the first 500·dwelling units and continue on an annual basis thereafter. Phase 

CONDITIONS OF APPROVAL 

ATTACHMENT 5 
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II monitoring will consist of Phase I mechanical tube count locations along with the 
remaining elements of the monitoring program as described in Section 3 below. 

The Public Works Director has the:d.iscretion to grant a request to exempt all or specific 
elements of Phase II monitoring or return to Phase I monitoring levels if MPR 
development is delayed or. other factors indicate that monitoring would not provide new 
information required to plan or schedule transportation improvements. (17-a) Trendwest 
shall submit requests for exemption to the Public Works Director a minimum of 45 days 
prior to the monitoring period(s) affected. 

' 
The monitoring period will consist of the Friday and weekend prior to the Labor Day 
weekend, the week prior to Labor Day, and Labor Day weekend. (17-e) · 

2. Monitoring Program Costs 
The Monitoring Program will be conducted at the sole expense of the MPR. (17-c) 

3. Types of Monitoring and Methodology 
Traffic volumes will be monitored using four complementary methodologies that together 
will create a comprehensive profile of MPR and local area traffic volumes, circulation 
patterns, and MPR travel characteristics. 

A. General Program Elements 

1) Road Segments (17-e) 
Directional volumes on selected road segments will be monitored with mechanical 
tube counters. The counters will be in place throughout the monitoring period and 
will provide directional traffic volumes for each 15 minutes of the monitoring 
period. 

This data will be used to evaluate general road segment operations, determine 
circulation patterns, and separate MPR traffic volumes from general background 
traffic volumes. 

Directional traffic volume data will be collected at the following locations for the 
monitoring phases that are checked: 

4/30/02 
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Mechanical Tube Count Locations 

Location 
Phase 
I II 

1 I-90 EB oft-ramp at Bullfrog Road ./ 
2 I-90 \VB on-ramp at Bullfrog Road ./ 
3 Bullfrog Road north ofI-90 ./ ./ 
4 Bullfrog Road south of SR-903 ./ ./ 
5 SR-903 east of Bullfrog Road ./ ./ 
6 SR-903 west of Bullfrog Road ./ ./ 
7 SR-903 just west of Ronald ./ 
8 Horvat Rd. west of 7th Street ./ 
9 W. First Street east ofWB I-90 on-ramp (Cle Elum) ./ 

10 W. 2nd St. (SR-903) west of Oakes St. (Cle Elum) ./ 
11 SR 903 west of SR 970 (Cle Elum) ./ 
12 W. Pennsylvania Ave. west of 2nd St. (Cle Elum) ./ 
13 SR-903 east of Merrel Road ./ 
14 MPR accesses on Bullfrog Road ./ ./ 
15 r-1PR accesses on SR-903 ./ ./ 
16 Other Y!PR accesses ./ ./ 
17 

18 
19 
20 

A map illustrating these locations is attached. 

2) Intersections (17-e) 
Upon the initiation of Phase II of the monitoring program, turning movement 
volumes at selected intersections will be documented through manual counts made 
beti.veen. -3- and 6-- :PM on- the -Saturday -prior to the labor--Da:y- -weekend. -This-­
information will be used to analyze the operational characteristics of the 
intersections as well as determine the directional distribution of MPR traffic at 
MPR accesses. 

Turning movement counts will be made at the follo1,.ving intersections: 

4/30/02 
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Intersections 

1 I-90 EB ramp at Bullfrog Rd. 
2 I-90 WB ramp at Bullfrog Rd. 

3 SR-903 I Bullfrog Rd. 
4 SR-903 / W. Pennsylvania Ave (Roslyn) 

5 W. First St./ S. Cle Elum Rd. (Cle Elum) 
6 W. First St./ N. Oakes Ave. (Cle Elum) 
7 W. First St./ N. Pennsylvania Ave. (Cle Elum) 
8 W. Second St./ N. Oakes Ave. (Cle Elum) 

9 SR 970 I I-90 EB ramp (Cle Elum) 

10 MPR access on Bullfrog Road 
11 MPR. access at #9 Mine Rd. 

12 MPR access east of Ronald 

Turning movemep.t volumes at minor MPR access that are not counted may be 
extrapolated from tube count data and the distribution of turning movements at 
other MPR accesses. 

Additional intersections may be added to the monitoring program at the discretion 
of the Public \Yorks Director if any approach volume of an intersection is 
projected to experience a 10% or more increase in peak hour volumes due to MPR 
generated traffic. 

3) Parkina Demand (17-f) 

The demand for public parking supplies in the City of Cle Elum and Town of 
Roslyn will be documented when Phase II of the monitoring program is initiated 
and in each subsequent year when Phase II monitoring is required. Parking supply 
and demand counts will be made on the Saturday prior to the Labor Day Weekend 
betw~~~-P.99.ll.. ?-D.:4 J .. P.~ ... IAe§W4Y. area .ill R.9.~lyn_s_hatl__c_o_q_sist9.f th.~ .cQmmercial 
frontage on First Street (SR 903), Second Street, \V. ·washington Avenue, and W. 
Pennsylvania Avenue. The study area will be expanded if it is observed that 
commercial parking demand is spilling over into residential areas. 

The study area in Cle Elum shall consist of W. First Street between Billings 
Avenue and Peoh Avenue and the intersecting street segments behveen W. Second 
Street and W. Railroad Avenue. 

4) Guest Survev (17-f) 

MPR guests will be surveyed during the monitoring period in the year following 
the issuance of the i50th occupancy permit and in each subsequent year when 
monitoring is required. The survey will take place on the Saturday afternoon prior 
to the Labor Day Weekend. The purpose of the survey will be to document MPR 

· 4/30/02 
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guest travel destinations within the local area. The survey methodology will 
consist of intercepting vehicles exiting MPR accesses and asking a series of 
questions to determine their primary and secondary destinations as well as the 
purpose of their trip. The Public Works Director may, at the requi:;_st of Trendwest, 
exempt this element of the monitoring program for specific monfroring periods if 
previous survey results show that guest destinations and trip purposes have 
stabilized. 

B. Other Program Elements 

1) Evaluation of Guardrail Warrants and Safetv lmorovements along 
Bullfroa Road ( 17 -h-ii) 

When traffic on Bullfrog Road reach an average summer weekday volume of 
2,500 vehicles, segments identified by the County will be evaluated for 
embankment barriers. . The·. evaluation will follow the Washington State 
Department of Transportation (WSDOT) Design Manual guidelines regarding the 
thresholds for recommending embankment barriers. These guidelines take into 
account the relationship between embankment height, embankment slope, and 
average daily traffic volumes. 

The County will participate in this analysis by identifying the segments of Bullfrog 
Road that should be evaluated. The information from this analysis will be used to 
prioritize segments of the road where guardrails may be warranted or potentially 
warranted when average summer weekday traffic volumes exceed a specific level. 

In addition, an inventory of roadside hazards and safety concerns will be made and 
evaluated. The results of these evaluations will be summarized in the Monitoring 
Report. It is expected that the County will use this information to evaluate projects 
for inclusion in the Six-Year Transportation Improvement Program (TIP). 

2) Cle Elum-Roslvn School Safetv Evaluation (17-i) -
··- ··- . . . 

Following the issuance of the first 1,000 occupancy permits for dwelling units . 
within the MPR, the Cle Elum Roslyn School District will be contacted to develop 
a methodology to assess pedestrian and vehicular safety around the school campus. 
The methodology will include an evaluation of collision data, observation of 
vehicular and pedestrian arrival and departure characteristics, and interviews with 
key personnel. The scope of this evaluation will be limited to safety conditions 
associated with vehicular and pedestrian movements between the school and SR 
903 and will be based on standard transportation practices. Following the 
evaluation, a separate report will be prepared that will identify any safety 
deficiencies that exist along with corrective recommendations. The relationship of 
MPR generated traffic to any potential deficiencies will . also be evaluated. It is 
understood that the identification of safety deficiencies does not in any way imply 
that the MPR is responsible for the full costs of correcting such deficiencies. Toe 
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:MPR would only be responsible for its proportionate share as defined in Condition 
6 of the Conditions of Approval and Sections 4A and 4B of the Monitoring 
Program. The report will also include an assessment of the need and schedule for 
subsequent evaluation~. 

3) MPR Related bemand at Bowers Field and the Cle Elum Airnort (17-h-
v) 

Following the issuance of the first 1,000 occupancy permits for dwelling units 
within the MPR or occupancy of the hotel, an assessment of MPR demand for air 
travel at Bowers Field in Ellensburg and at the Cle Elum Airport will be made. 
The scope of this assessment will be limited to a comparison of annual airport 
activity records as compiled on the AirNav.com website or other reputable source 
of airport 9.perational statistics. 

The Public Works Director may, at the request ofTrendwest, exempt this element 
of the monitoring program for specific monitoring periods if previous survey 
results show that MPR development has not affected airport operations. 

4) Forecast of MPR develooment olan. (17-h-iii) 

A five-year forecast of the number of MPR dwelling .units that are anticipated to 
be available for occupancy and other planned development activity will be 
prepared for inclusion in each Monitoring Report. This information will be used 
to update a projection of 5-year traffic conditions that will be used to schedule 
improvements identified in the Conditions of Approval as well as identify other 
traffic improvements that may be warranted due to traffic generated by the MPR. 
This information will be used as a basis to evaluate projects for inclusion in the 
County's Six-Year TIP. 

5) Evaluation of Cle Elum ~iver Bridge on Bullfr_oq Road (17 :h-iv) 

Following the issuance of the first 1,000 occupancy permits for dwelling units 
within the MPR, an evaluation of the Cle Elum River Bridge on Bullfrog Road 
will be made. The evaluation will consist of updating the County's most current 
evaluation of the bridge to reflect changes due to increased traffic volumes 
generated by the MPR. Potential MPR construction related traffic impacts to the 
Bridge · will be monitored and managed through the 'Construction Traffic 
Management Plan', which is described under Cl6 (page 22) of the Conditions of 
Approval. 
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4. Analysis of Monitoring Program Findings 

A. Separation of MPR and Other Traffic Volumes (17-g) 
PM Peak Hour Summer Weekend turning movement counts at MPR accesses will 
be used to determine the directional distribution and volume of MountainStar 
generated trips at each access. This information will be used in conjunction with 
refined trip distribution information to separate · MPR trips from general 
background traffic on each road segment and at each intersection that is being 
monitored. 

B. Evaluation of Background Growth Assumptions (17-g) 
Background growth will be calculated for each of the monitored road segments or 
intersections using the methodology presented in Condition 5A with one 
adjustment. The background growth rate will be calculated · for , PM Peak Hour 
Summer Weekend conditions for each year that monitoring is required rather than 
in year 5 as described in Condition 5A. Data collected from the monitoring 
program will be used to establish trends in growth rates. These rates will be used in 
the analysis of projected traffic volumes associated with potential transportation 
related improvements. 

C. Evaluation of Road Segment Operations (17-h-iii) 
The mechanical tube count data will be used to evaluate traffic volumes along the 
monitored road segments. Toe following traffic volume statistics will be compiled 
from the monitoring data: . 

1) Average Summer Weekday -The average of the daily traffic volumes carried 
on a road segment for the Friday prior to the weekend before Labor Day and 
the Monday through Thursday prior to Labor Day. · 

2) Peak Summer Weekend-The larger of the daily (24-hour) traffic volumes for 
a road segment counted on the weekend prior to the Labor Day weekend. 

3) Holiday Summer Weekend.~ The average total daily traffic _volume carried on 
a road segment during the Labor Day Weekend. 

4) Peak Hour Summer Weekday - The average of the peak-hour traffic volumes 
carried on a road segment for the Friday prior to the weekend before Labor 
Day and the Monday through Thursday prior to Labor Day. 

5) P:VI Peak Hour Summer Weekend - The peak afternoon one-hour volume 
carried on a road segment during the Friday or weekend prior to the Labor Day 
Weekend. 

6) Peak Hour Holiday Summer Weekend -The peak one-hour volume carried on 
a road segment during the Labor Day Weekend. 

4/30/02 
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The PM Peak Hour Summer Weekend volumes will be used to establish volume to 
capacity ratios for the monitored road segments. These ratios will be evaluated 
against the County's current level of service standard. (C:-14) 

D. Evaluation of Intersection Operations (17-k-v) 
The operational characteristics of each of the monitored intersections will be 
evaluated for level ··of service and queue length for the PM peak hour summer 
weekend condition. Level of Service delays will be provided for the entire 
intersection and the worst approach or turning movement for the intersection. The 
results of this analysis will be evaluated against the County's current level of 
service standard. 

E. Forecast of Near-term Future Traffic Conditions (17-h-iii) 
Information from the evaluation of road segment and intersection operations will 
be used in combination with the 5-year forecast of lVfPR development and the 
documented growth rate of non-:MPR traffic volumes to project future road 
segment and intersection conditions. Improvement recommendations will be made 
for any road segment or intersection that is projected to fall below· the County's 
level of service standard. The results of this analysis will be used by the County to 
prioritize projects for inclusion it its Six-Year TIP. 

F. Coordination with UGA 
The MPR monitoring program will be coordinated with similar elements in the 
UGA monitoring program in order to separate MPR and UGA generated traffic as 
well as establish the cumulative effects ofMPR and UGA development. 

5 .. Reporting Requirements (17-k) 
For each year that monitoring is required, a report will be prepared that includes the 
following information: 

1; The results of the road segment and intersection counts. 

2. Summary traffic -VO lume information for the time periods . defined' under Section 
3A of the Monitoring Program. 

3. The current development status of the MPR. 

4. Comparison of MPR development and traffic counts to MPR-FEIS forecasts. 

5. Documentation of completed and planned transportation improvements. 

6. Identification of intersections or road segments that are approaching Kittitas 
County LOS standards. 

7. The results of any of the monitoring elements presented in Section 3B of the 
Monitoring Program. 

8. A projection of 1v1PR development for the next five-years. 

9. A 5-year forecast of future traffic conditions based o~ the projected development 
plan. 
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10. Recommendations on any changes to the timing or type of traffic mitigation 
proposed, to maintain acceptable LOS, consistent with accepted transportation 
planning and engineering practices. · 

11. Identification of proportional shares for the costs of: planned transportation 
improvements 

12. Recommendations ·to include additional monitoring locations. Trendwest or an 
· affected public jurisdiction may initiate such recommendations but their inclusion 

in the monitoring program is subject to the Kittitas County Public Works 
Director's decision. Inclusion of additional monitoring locations will be based on 
observed or projected growth in traffic volumes or identification of safety issues 
consistent with accepted transportation planning and engineering practices. 

13. Additional information, as may be required by the Director of Public Works, 
based on the results and recommendations of previous monitoring reports. 

This report will be distributed to the County, Washington State Department of 
Transportation, City of Cle Elum, and Towns of South Cle Elum and Roslyn. (17-1) 

4/30/02 
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Attachment 1: Methodology for Determining Proportional Shares 

A. PROPORTIONAL SHARE - For all off-site transportation mitigation measures, 
Trendw:est's proportional share shall be based upon the relationship between summer 
weekend PM peak hour MPR generated traffic and the total volume of PM peak hour 
traffic traveling through a specific intersection or on a specific road segment. The 
factors used to calculate proportional share are defined as follows: 

1. MPR generated traffic shall be defined as those vehicles that cross a MPR 
boundary during the PM peak hour. 

2. The distribution of MPR generated traffic on the local road system shall be based 
upon distribution patterns described in the Final-EIS or, if more current, through 
the adopted Monitoring Program. 

3. The total volume of PM peak hour traffic shall be defined as the greatest traffic 
. vohime traveling through an intersection or on a road segment during a one hour 

period between 4 PM and 6 PM on the Saturday prior to the Labor Day weekend. 

4. Background traffic shall be defined as the total PM peak hour traffic volume less 
that generated by the MPR and, if applicable, the UGA. 

5. The background growth rate shall be defined as the percentage of increase or 
decrease in weekend PM peak hour traffic volumes for a specific intersection or 
road segment that is not attributable to MPR development. The initial calculation 
of a background growth rate shall be defmed as follows: 

Where: 

!BG =[J TVzooo -1] X 100% 
TVFi1s 

!BG= initial background growth rate 

TV2000 = traffic volume.from the 2000 lv!PR Bc:zseline Traffic 
Conditions Report 

TVFESI = traffic volumes from the existing conditions section of 
the EifPR-FEIS(l997 daca) 

Subsequent calculations of a revised annual background rate shall be defined as 
follows: 

Where: 

JU3G =[!_ f (Bv~-'-)-1-J
1 

x 100% 
y y=t BVv 

REG = revised background growth rate 
y = years included in calculation 1 

B V = background volume in year . y ·. defined as TVy - MP R Vy 
TVy = total traffic volume for year ) · 
}.;fP RV = lvfP R generated traffic for year y' 

4/30/02 
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6. The Trendwest proportional share of an improvement shall be calculated as 
follows: 

a) The Projected Added Traffic Volume for an intersection or road segment shall 
be calculated by subtracting the 2000 baseline. traffic volumes (as defined in 
the MPR monitoring program) or, the most recent set of comprehensive traffic 
counts made as part of the MPR monitoring program from the total amount of 
traffic that is projected t9 be using the road segment or intersection when the 
proposed phase or sub-phase is occupied. This projection includes both the 
pro]ected Background Growth plus traffic generation projections for the 
proposed phase or sub-phase of development. These projections shall be· 
based on the trip generation methodology described in the FEIS. This 
Iriethodologymay be modified to reflect monitoring program results. The 
summer weekend (Saturday prior to the Labor Day Weeekend) PM peak hour 
shall be the time period used for calculating traffic volumes. · 

b) The Projected Added Traffic Volumes for an intersection or road segment will 
be divided into a public and Trendwest share. The public share shall consist 
of the Initial Background Growth Rate or, if more current, the Revised 
Background Growth Rate multiplied times the number of years between the 
date ofMPR approval (the 'Effective Date' as defined in the Development 
Agreement) and the year in which the specific traffic improvement is 
projected to be necessary to maintain the required level of service described in 
Condition . The Trendwest share shall be the difference between the 
public share and the total projected added traffic volume. 

c) Toe resulting percentage for the public and Trendwest shares shall then be 
applied to the total cost of the improvements, including all costs to plan, 
design, review, permit, obtain funding, inspect, and construct the 
improvement. All identified off-site improvements for which there is 
identified a public share shall be incorporated, whenever possible, into the 
County's Six-Year Transportation Improvement Program (TIP) to prioritize 
improvements consistent with projected gro..._vth and to make use of available 
public funding resources. 

d) Calculation and collection of proportionate shares shall be coordinated with 
Conditions C-5 through C-10 of the County's :,,-[PR approval in order to fairly 
and accurately proportion the costs of an improvement between the UGA, 
Iv1PR, and the public. 
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ATTACHMENT 6 

Restated and Amended Agreem_ent for Payment 
of Professional, Staff, & Consultant Services 

dated August 27, 2002 



{J) 
RESTATED AND AMENDED 

AGREEMENT FOR PAYMENT OF 
PROFESSIONAL, STAFF, AND CONSULTANT SERVICES 

TIDS RESTATED~ AMENDED AGREEMENT for Payment of Professio~ 
Sta.ff: and Consultant Services ("Amended Payment Agreement'') is entered into by the CITY 
OF CLE ELUM, a second-class municipal corporation organized under the Jaws of the State of 
Washington(the "City"), and TRENDWEST INVESTMENTS, INC., a Washington 
corporatio~ and TRENDWEST PROPERTIES, INC., a Washington corporation (collectively, 
"Trend west''). · 

RECITALS 

A. Trendwest is pursuing annexation and development approvals for property within 
the City's Urban Growth Area ("UGA"). 

B. In response to Trendwest development proposals for the UGA, the City bas 
engaged the services of professionals, staft: and consultants for: municipal and land use legal 
work; water rights legal work; environmental review; fiscal analysis; municipal administration 
and planning; and water and sewer engineering services. Some of these services have been 

npleted and some are ongoing. These services and this Agreement are related to costs 
associated with City review and processing of permits and approvals for Trendwest's UGA 
development proposal(s) and not intended to cover the costs associated with the on-going 
government facilities and services mitigation and fiscal shortfall accounting descnbed in the 
Conditions of Approval attached to the Development Agreement and Planned Nfixed Use zorring 
approvals for the Trendwest UGA property. 

C. From August 26, 1997 to November 2, 1999, the City, Trendwest, and other 
parties entered into a series of agreements for planning and environmental review services. 
These agreements are listed on ATIACHMENT A. Toe planning and environmental review 
services covered by these agreements are substantially complete. 

D. On December 22, 1999, Trendwest and the City executed the Agreement for 
Payment of Professional/Staffi'Consultant Services (the "Payment Agreement"). On July 26, 
2000, Trendwest and the City executed a Pre-Annexation Agreement. Subsections 6.1.2.1 -
6.1.2.3 of the Pre-Annexation Agreement provide that pre-annexation processing costs shall be 
paid pursuant to the terms of the Payment Agreement, as it may be' amended. Subsection 6.1.5.l 
of the Pre-~exation Agreement provides that post-annexation processing costs shall be 
reimburselto the City in a manner equivalent to that used for pre-annexation processing costs 
I 

descnbed in Subsection 6.1.2. 

E. The parties wish to restate and amend the Payment Agreement to provide ongoing 
reimbursement to the City for professional, staft: and consultant services associated with the 
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processing ofTrendwest's UGA applications. The parties further wish to terminate the 
agreements listed on ATTACHMENT A and consolidate any remaining services under those 
agreements with services provided under this Amended Payment· Agreement. 

F. Professional, sta:ft: and consultant positions funded by Trendwest pursuant to this 
Amended Payment Agreement must be under the direct authority and control of the City, and 
nothing in this Am.ended Payment Agreement shall be construed as abrogating the City's 
requirement and ability to remain independent and not subject to improper influence in the 
exercise of its governmental functions in processing ofTrendwest's applications related to the 
UG~ as this Amended Payment Agreement is undertaken without any commitment or 
obligation by the City that would in any way impair or compromise the City's duty to objectively 
and independently carry out its governmental responsibilities and its duties to its constituents and 
to the law. 

AGREEMENT 

Now, therefore, in consideration of the foregoing, the parties agree as follows: 

1. Trendwest approval of services and positions. Trendwest agrees to reimburse 
the City for costs of the professional, staff: and consultant positions listed on ATIACBMENT B. 
Building permit review will be covered by the standard building pennit fee in effect at the time 
of application. The City shall notify Trendwest and obtain approval before retaining any other 
services or creating any other positions. Trendwest's approval shall be in writing or electronic 
mail, and shall not be unreasonably withheld. If no written or electronic response is received 
from Trendwest within thirty (30) calendar days from the date of mailing of the City request said 
request shall be deemed to be approved by Trendwest. Upon approval, the City shall engage 
services or fill the position based on an objective determination that the prospective professional, 
staff, or consultant is both credentialed and experienced in the areas in which he or she will 
provide services. 

2. UGA processing projections. To assist the City to prepare annual cost estimates 
as provided by Section 3, below, Trendwest will provide the City with information regarding 
anticipated applications and other processing requests for the UGA on an annual basis. If 
anticipated applications or other processing requests change during the course of the year, 
Trendwest will notify the City and the City shall then modify its cost estimates as provided in 
Section 4, below. 

3. Cost estimates. The City will provide Trendwest with an estimate of costs on an 
annual basis. This estimate shall include scope of work, billing rates, and budget for each 
professioru14 staft: and consultant working for the City in relation to Trendwest's UGA activities. 
When possible, not-to-exceed cost or fee limits will be provided for specific professionals, staff: 
and consultants. The City and Trendwest will review and implement scopes of work to 
eliminate, among other purposes, duplication of effort among City professionals, staff and 
consultants in response to the UGA processing projections from Trend~est. 
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4. Changes to estimates. If any subsequent revisions or changes in scope of work 

or costs, fees or rates are anticipated, such.revisions or changes shall be presented to Trendwest 
for consideration and written approval, which shall not be unreasonably withheld. If no written 
or electronic response is received from Trendwest within thirty (30) calendar days from the date 
of mailing of the City notice ofrevisions or changes in scope of work or costs, fees or rate, said 
request shall be deemed to be approved by Trendwest. 

5. Disputes over estimates. IfTrendwest believes any position, scope of work, 
billing rate, budget, or revision as descnbed in Paragraphs 1-4 and submitted by the City to 
Trendwest for approval are unreasonable, the dispute resolution process identified in the 
Mediation and Arbitration Agreement dated December 7, 1999, as amended (''MAA"), shall be 
followed. 

6. Cost increases. Trendwest's approval shall cover annual costs ofup to ten 
percent over the initial cost or fee estimate, or any cost or fee modified in response to Trendwest 
modification to UGA processing projections. The City must obtain written approval from 
Trendwest in the event costs are projected to increase beyond ten percent, which shall not be 
unreasonably withheld. If no written or electronic response is received from Trendwest within 
thirty (30) calendar days from the date of mailing of the City notice of changes in costs, fees or 
rate, said request shall be deemed to be approved by Trendwest. Any dispute over cost increases 
shall be resolved in accordance with the dispute resolution process identified in the MAA.. 

7. Cle Elum / Trendwest Fund. The City shall continue to administer the 
municipal fund entitled the Cle Elum/ Trendwest Professional, Staff: and Consultant Services 
Fund (the ''Fund") in a manner that is fiscally accountable to the Washington State Auditor, the 
City, and Trendwest. Trendwest shall continue to maintain a $50,000 deposit in the Fund. Any 
and all interest accrued in the Fund shall remain in the Fund for payment toward future invoices 
for professional and consultant services. At the termination of this Amended Payment 
Agreement, the City shall render a final accounting, and refund the credit balance and interest, if 
any, to Trendwest. 

8. Payment of invoices. The City shall,_ on a monthly basis, draw from the Fund to 
pay Trendwest-related invoices received from its respective professionals, staff:· and consultants 
for work performed on behalf of the City. The City shall provide Trendwest with copies of all 
professional, staff: and consultant invoices reflecting the total amount of professioIJa.4 staff; and 
consultant fees paid by the City for Trendwest-related work. Within 15-days of written notice 
from the City stating the amount it paid for the previous month'sTrendwest-related professional, 
staft: and consultant services, Trendwest shall reimburse the City in an amount equal to the prior 
month's payments, which reimbursement shall be deposited in the Fund. Any and all late fees, 
penalties or interest charged by the City's Trendwest-related professionals, staff: or consultants 
as a direct result ofTrendwest's failure to timely reimburse the City for any prior month's 
payment shall be the sole responsibility ofTrendwest, which shall indemnify and hold the City 
barmless therefrom. 

9. Disputed invoices. IfTrendwest objects to an invoice on the basis that the work 
performed was not within the proposed scope or budget or that the charge is not reasonable; said 
objection shall be provided to the City in written or electronic form within fifteen (15) days of 
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mailing of the invoice. Following mailing of the notice of objection, Trendwest may decline to 
-,a,.- ~,e disputed part of the invoice only, pending resolution of the dispute in accordance with 
..hl --~ IfTrendwest declines to pay part or all of a disputed invoice, it agrees to defe~ 
indemnify and hold the City harmless from all claims, costs and liabilities arising out of non­
payment of the invoice, ifit is found that the invoice was within the proposed scope or budget. 
Upon receipt by the City of the notice of objection to an invoice, the City may suspend all further 
work on the dispute-related ~ivity by the professional, staff or consultant whose invoice is 
subject to the dispute. ·· 

10.. Allocation of costs. Ifprofessioru14 staff: or consultant services or positions 
benefit other projects or jurisdictions as well as Trendwest, the City shall allocate costs between 
Trendwest and such other projects or jurisdictions. 

11. Term. This Amended Payment Agreement shall terminate on December 31, 
2003, but shall automatically renew annually on January l, 2004, and successive years thereafter. 
This Amended Payment Agreement may be terminated by either party with ninety (90) days .. 
prior written or electronic notice. 

12. Venue; legal fees and costs. In the event of any dispute or claim arising out of 
this Amended Payment Agreement which cannot be resolved in accordance with the dispute 
resolution provisions set forth in the MAA, venue shall lie in Kittitas County. In the event of 
legal action, including litigation, administrative hearings, or appeals between the parties hereto 
as opposing parties, an award oflegal fees and costs shall be made to the prevailing party rather 

1 as a consultant cost incurred pursuant to the terms of this .Amendment Payment Agreement. 

13. Notices. All notices required pursuant to this Agreement shall be sent to the 
following: 

TO THE CITY: 
City of Cle Elum 
119 W. 1st St. 
Cle Elum, WA 98922 

TO TRENDWEST: 
Trendwest Investments, Inc. 
P.O. Box 887 
Rosl~ WA 98941 

With a copy to: 
Erin L. Anderson 
Cone Gilreath Law Offices 
P.O. Box499 
Ellensburg, WA 98926 

With a copy to: 
Richard M. Peterson 
Hillis Clark Martin & Peterson, P.S. 
500 Galland Building 
1221 Second Avenue 
Seattle, Washington 98101-2925 

14. _ ·· Entire agreement. The City agrees to terminate the agreements listed on 
A TI ACHMENT A, and to give notice of termination to the other parties to said agreements as , 
required therein. This Amended Payment Agreement supersedes and replaces the December 22, 
1999 Payment Agreement and the agreements listed onATIACBMENT A. This Am.ended 
fayment Agreement may be further amended only by written ·agreement of the parties: 

Restated and Amended Agreement for Payment of ProfessionaVStajJ!Consultant Services 
/#220746 1727~02.0l 4qb%01!.doc S/1.512002 
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15. Binding effect. This Amended Payment Agreement shall be binding upo~ and 
in,~e to the benefit o±: the parties and their respective successors and assigns. 

16. Parties and authority. The signatories below to this Agreement represent that 
they have the full authority of their respective entities to commit to alf of the terms of this 
Amended Payment Agreement, to perform the obligations hereunder, and to execute the same. 

DATED tbisAy ofAugust, 2002. 

CITY OF CLE ELUM 

By . 4 ~~lt 
Gary Berndt 
Mayor 

Approved as to form: 

__ m Anderson 
City Attorney 

TRENDWEST PROPERTIES, INC. 

~ 
B ' ~~..:z_ 

George C. Codcill 
Project Director 

TREND'\VEST L.~STMENTS, INC. 

Toni Fields 
Cle El~,n City Clerk 

Restated and A.mended Agreement for Payment of Professional/Staff/Consultant Sen,ices 
#220746 17279-002.0 I 4qb%0 I !.doc: S/lS/2002 
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ATIACHMENT A 

AGREEMENTS FOR PLANNING AND ENVIRONMENTAL REVIEW SERVICES 

,• ,• 

.MPR EIS Ser\lic.es. Agreement, dated August 27, 1997 

Bullfrog Study Area Phase I Agreement, dated January 26, 1998 

Bullfrog UGA Phase II Proposal, dated September 15, 1998 

Phase II Authorization to Procee~ dated October 6, 1998 

Authoriz.ation to Proceed- UGA Study, dated March 10, 1998 

Interim UGA EIS Services Agreement,·March26, 1999 

Second Interim UGA EIS Services Agreement, dated July 6, 1999 

F~ve Party Agreement, dated November 2, 1999 

Restated and Amended Agreement for Payment of Professional/Staff!Consultant Services 
#2;0746 17279-002.01 4qb%01!.doc &/1512002 . 
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( 
ATTACHMENT B 

APPROVED PROFESSIONAL, STAFF, AND CONSU~TANT POSITIONS 

City Administrator ~~ Cecka) 

City Planner (Brian Carrico) 

City Engineer (Jeff Louman) 

Financial Consultant (Michael Mulcahy) 

Municipal Attorney (Erin Anderson) 

Land Use Attorneys (Buck & Gordon) 

City Water Rights Attorney ( Charlie Roe) 

UGA EIS Consultant (Shapiro): pursuant to task-by-task scope approved by Trendwest 

Restated and Amended Agreement for Payment of ProfessionaVStajf/Consultant Services 
#220746 17279-002.01 4qb%0I!.doc 8/15/2002 
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ATTACHMENT 7 

Sample Snoqualmie Expense Fund Reconciliation 
and Tran sf er Statement 



C:}f :'/\):// ·:·:: ':··.ATTAettMENT t .. 
· .. ::,. :-.;:,.-,,SNOQUAt;MJE'RIDGE EXPl:HSE FUND : 

DA Tl: PREPARED: "J/7197 

206..a88-1S55 EXT. 22 

" i~!!Jl~STATEMeNT FCR e,R~C 

· .· ?T\;'.:\i;: __ .. _/: · ······ · ·· ·· · ----:Fc:-:i:.-!!-. ,- r- H_R_o_u_G_H;.._F_ea· -. ia:-,99-~ 

UN! ] ITEM ShortfalUSvc Proc:es:ang l TOTAL SOURCI! 

_! _ B_E_G_lN_N_l_NG_ C_A_SH_ BA_LA_ N_c_e _____ __._(S_10-".84- 9._40...:..,) ($18,8113..98)._I _.a.;(s:29 __ .73 _ _ 3_.J_S)+M_O_N_T_H_L'-Y_S_C_H_.;;E.;;_DU..;..LE.:.;:_O.;;_F_ C.;;_A_S;_H;_A.;,;C;_, ..;..1V;_ITY.:___ 
2 . CITY REVENUE.DEPOSITS i29.206.S1 S29,20S.S1 REVENUE REPORT 

l SR PAYMENTS -S&:i.013.58 i $89.018.30 I S1S2.031 .88 REVENUE REPORT 

4 TOTAL CASH AVAILABLE $81 ,370.69 I $70,1:!4.32 ! S151,SOS.01 L:NE 1+2•3 

5 !PAYMENT TO CONSULTANTS $2.164.18 S70.134.3l I sn.298.SO exPENOITURE REPORT 

1 
__ 11 ......._II_N_T_ER_F_u_N_o_r_R_A_N_s_F_E_Rs _____ ...... __ lll- ,025- .J_:Z_i __ s_1_1._45_1_.'!:l___.l __ S20 ___ ,482. __ s_9"'"le:_x_P_E_N_o_1ru __ ~itRePoR·T-------

7 jsALARlES .s BENEFITS $Zl,947.i4 L. ··:-r:~~~ -79 j .$39,941.03 jexPENOITURE REPORT 

(slall hours wafked & paid lllis period) :-:·: ··: EXP. TRANSFER WORKSHE!:'r. 71ME C.:.ROS. 

I l suaTOTAL !:XPENOITURES $35.138.74 I .. ~/s~'.sa I $132,7'22.42 !LINES+ LlNE ~.\.JNE 7 

9 /ENDING CASH BALANCE S46,2J3..95 i ($27,451.?5) / $18,7B2.59 !LINE 4-LINE 8 ·- ···- •. 

10 JCONSULTANTCHAAGES $49,156.95 / $96,701 .94 1 $14:5,SSS.89 jlNVOICES HELO FOR PA_Y_~_E_N_i -----1 

(far inwices recewed tnis periacl\ 

1f !REQUIRED ENO SAI.ANCE 

12 jSR TRANSFER PAYMENT: 

II line 11 is groacllf tnan line 9, enter 
TRANSFERRED FROM SR 

--~~;;ais r 
SS2.923.oo I 

.--------------- ···•··········· I SURPLUS: 1r line 9 ls gra1er t11an line 1 , 
1S :ENTER SURPLUS 

$96,701.941 $19S,858i89 k 1NE 10 + $50,000 i" CoJumn A 

s12•.153.JO ·' .. :iJZ:t;:a.Jo !LINE :1 -1.1Ne9 
··--

LINE 9-UNE 11 

14 lcm TRANSFER: LINE 13 OA LINE tS, WHICHEVER IS LESS 

RefUlldable ,111111us. TRANSFER REC TO SR 
.. ... :.~ ............. -.. -.·. · .. . 

15 jPRIOR SHORTFALL j $63:0~-~-::·/>.\::.:..::· : 
·-· ..... . ...... ....... ...... . 
.. ··.·:;..··. · ..... : ·· ... :: .. :'"······ 

., ::.::·::::·. uNE18, PREVIOUS MONrH'S, STATEMENT. 
·::'.-: :: ':::_<:(Hale: Thia is~ nu,ning total, lrcm·n;., Shantail 
· ·· . .-; . .. ,-':":-_'. Period 1/1 /97.) 

11 INEW SHORTFALL AMOUNT . 

17 !rorAL SHORTFALi.AMOUNT 

18 !NET SHORTFALi. 

....... .. .. 

I 

I 

$52,923.00 

S115,9:36.5B ::::: ..... > -:· . 
$115,934.58 

.... :::: .. :_;::),:-?::-;··:/ 
··· ·· · ... ··· .··· ... 

:· '. ::'}: Ut~E 12 
·;--.'.."\'.".:- LINE 1s .. 1.:Ne 16 

UNE17•UNE14 

Transfw lnslrUctloils: Transfar tunds lo Su First lbnk/Snoqualmie Branch 

ABA #1:Z5GCJOO:Z4 ACCOUNT IM9%0 lOJ 1---------------------__________ _,_{T_ra_n_s_f er s, rrcm Line 1% or Wne 14, lo b• auttiori1•d !o the 20th day o( •ach monlll.J 

endoS1Jres: ia'.ch montll. enclose ,opies ol th• foaowing documents ·co/ UI• period indicated: 

_R_~ENUEi!:.XPE.NOmJRE REPORTS ... ..::· 

EXPENSE 1'RANSFER WORKSHEET "' ·-· .. 

STAFF TIME CARDS 

··· -

INV<:ICES HELO FCR ?AYMi:~T 

'---------------------~.;.··;~_···.;.·A_ma_···-~ __ ,_o_Pn!-Annll _____ . _ Ag;a.retm __ ~_n;_· _____________ ! 

CONDITIONS OF APPROVAL 
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ATTACHMENT 8 

Sample Snoqualmie Shortfall Transfer Statement 
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School D_istrict Mitigation 



Summary of Mitigation Agreement between Trendwest and 
Cle Elum - Roslyn School District / 

December 26, 2001 

Trendwest and the Cle Elum - Roslyn School District have reached agreement on 
measures to mitigate impacts of development of the UGA and MPR properties on the 
School District. A draft contract establishing material terms was approved by the School 
Board on December 17, 2001. 

The Agreement has three provisions. First, Trendwest has agreed to donate 
twenty-five acres for school facilities expansion upon the recording of the first plat in 
either the MPR or the UGA. In addition, Trendwest has agreed to donate an additional 
five acres contiguous to the original twenty-five acres after recording of the first plat in 
either the MPR or the U~ ap.d after the District provides a plan for soccer fields and 
evidence of funding to construct the fields. 

Second, Trendwest has agreed to pay a percentage of the cost of new portable 
classrooms, starting upon recording of the first final plat on the UGA or MPR and ending 
when new assessed valuation of both properties reaches $751 million. The percentage 
share of temporary classroom costs depends on the level of new assessed valuation. 
Using 2000-2001 school year enrollment, facilities and programs as a baseline, 
representatives of the School District and Trendwest will audit Trendwest student 
enrollment three-times a year to determine the needs for temporary housing in the 
following year. Student enrollment attributable to Trendwest includes MPR and UGA 
residents, and students whose parents or guardians are Trendwest employees or 
employees of major general contractors and subcontractors (those who earn more than 
fifty-percent of gross income from work on Trendwest MPR or UGA properties). 

Third, Trendwest has agreed to pay a percentage of the cost of buses, starting 
upon recording of the first final plat on the UGA or MPR and ending when new assessed 
valuation of both properties reaches $751 million. The percentage share of the cost of 
new buses depends on the level of new assessed valuation. School District and 
Trendwest representatives will audit student transportation needs twice a year, using 
criteria detailed in the Agreement, to detennine the need for additional buses. 

By a separate letter dated December 11, 2001, Trendwest has agreed to reimburse 
the School District for the one-time cost of starting-up a system to account for 
Trendwest-related enrollment, and the annual fixed cost for maintaining the system. 

School mitigation page I 
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MOYER & ASSOCIATES 
1121 NW 200™ 

SHORELINE, WA. 98177 
206 542 5306 

RECEIVFO DEC 1 9 2001 

t/ 
TO: Evelyn Nelson, Superintendent, Cle Elum-Roslyn School District 

/'. 

L,r:: ' .. ·- : 

Cc: George Cockill, Director of Resort Administration, Trendwest Resorts, Inc. 
J. Mike Moyer, Senior Vice-President, Trendwest Resorts, Inc. 
Norm Standley, District Consultant · 

DATE: December 6, 2001 

SUBJECT: Final Draft Mitigation Agreement 

REMARKS: 

Enclosed is the final draft including the additional wording on the 5acre gift. The 

mitigation agreement is ready for presentation to the School Board and final 

signatures by Trendwest officers and the Superintendent. 



MITIGATION AGREEMENT 
Between 

TRENDWEST RESORTS, INC. 
And 

CLE ELUM- ROSLYN SCHOOL DISTRICT 

THIS MITIGATION AGREEMENT ("Agreement") is entered into . . day 
of 2001, by and between Trendwest Resorts, Inc. (hereaft "Trendwest") 
and Cle Elum-Roslyn School District No.404, (hereafter "the Distric ). 

PURPOSE OF AGREEMENT 

The purpose of this agreement is to financially assist the Di rict during the project start­
up years due to the lag or shortfall between Measured Imp ts of the UGA 
and/or the MountainStar Resort (MPR) and potential s~ 1al levy tax collections from 
construction of these projects. Projections indicate tha is lag will be temporary, and 
that at some point, increased taxes should provide ca ital projects resources for student 
housing in the District. It is not the intention of this greement to substitute mitigation for 
special levy/bond funds for the construction of pe anent student housing. 

The financial assistance required by this agree ent is to be limited to Capital facilities 
and Student Transportation buses revenue d ciencies resulting from Measured Impacts 
directly caused by Trendwest developmen the lviPR and /or the UGA. 

Operating costs are the responsibility the State of Washington and the District. 

SCOPE OF THE AGREEMENT 

The scope of this agreement is o be limited to: 
A. Building Site 
B. Portables ( tern rary student housing) 
C. Pupil Transp tion Buses 

The scope of this a eement does not include: 
A Cons ction of Pennanent School Housing 
B. Dis ct General Operating Costs 
C. D 'strict Debt Service Funds ( repayment of outstanding bonded debt) 
D. iscal Resources for Enrollment Growth Not Originating As a Direct Result 

of Trend west Development 
. Construction of Administrative Facilities 



DURATION OF AGREEMENT 

The effective date of implementing this agreement is the date signed, however, 
Trendwest's financial obligation begins at the recording of the first plat for either the 
MountainStar Resort or the UGA This agreement shall terminate when the tax lag is 
satisfied, which will be when new assessed valuation created by development on the 
MountainStar & UGA properties listed on the Kittitas County Assessor's tax roll reaches 
$751,000,000. 

SCHEDULE OF TRENDWEST MA TCBING PAYMENTS 

The following schedule displays the matching percentage for Trendwest payments to the 
District for turnkey construction of portable classrooms and purchase of buses: 

New Assessed Valuation % of Trendwest 
(millions) Match 

0 - $450 100% 
$451- $600 75% 
$601- $750 50% 
$751 0% 

BASELINE FOR MITIGATION. 

The baseline for this mitigation shall be the mutually agreed upon student capacity of the 
District. This baseline is to be a reflection of the 2000-2001 school year and based upon 
current facilities and programs. Any future program changes, and/or modifications that 
create a direct need for additional housing, are the responsibility of the District, and can 
not decrease/increase the mutually agreed upon current student capacity. 

The student capacity, referred to in this Agreement, shall be 988 FTE students District 
wide. This student capacity is distributed by grade levels as follows: 

Elementary 415 
Middle School 224 
High School 349 

For purposes of this agreement, unhoused students shall be detennined on a school by 
school basis. 

2 



STUDENT HOUSING AUDIT PROCESS 

The student housing audit team shall consist of two members, one each appointed by 
Trendwest and the District. The auditing activity is to result in the determination of the 
number of new portables (temporary housing) necessary to house students the following 
school year and the need for student transportation resulting from Trendwest 
Development. The team shall adhere to the following process: 

A. The audits of student enrollment shall be based upon the October, March and 
May OSPI Monthly Student Enrollment Reports. 

B. The October enrollment report shall be the source of data to establish initial 
student enrollment for the year, the number of unhoused students at each 
school level (elementary, middle school and high school) and the projected 
need for student housing, and/or pupil transportation for the next school year. 

C. The March enrollment report shall be used to detennine the projected annual 
average student enrollment, unhoused students by school level. and 
verification of projected student housing needs for the upcoming year. 

D. The May enrollment report shall be used to determine the actual annual 
average student enrollment, additional pupil transportation needs and 
unhoused students by school level. 

E. Within fifteen days, prior to the end of the month in which the enrollment 
report is issued, the audit team shall issue a report of their findings to both 
Trendwest and the District. 

F. The audits shall identify the percentage of new student enrollment resulting 
from Trendwest Development. 

STUDENT HOUSING MITIGATION PROCESS 

A Trendwest will gift a twenty-five (25) acre site to the District upon the 
recording of the first p]at in either the MPR or UGA. In addition to the 25 
acre site an additional five (5) acres contiguous to the original 25 acres will be 
available as a gift to the District after recording of the first plat in either the 
MPR or UGA, conditional upon the District providing Trendwest a plan for 
soccer field(s) at the site and evidence of availability of District funds to 
accomplish construction of the soccer field(s). 

B. Trendwest will provide the District with the necessary portable housing in 
accordance with this agreement throughout the duration of this agreement. 

C. The turnkey installation of a portab]e(s) is to be completed prior to the 
opening of the upcoming school year. 

D. Prior to a recognized need for portable student housing the school in question 
must have 25 or more unhoused students resulting from Trendwest 
Development. Enrollment resulting from Trendwest Development shall be 
determined by an "annual enrollment survey" to identify new student parents 
or guardians who are Trend west employees, employees of major general 
contractors, subcontractors who earn over 50% of their gross income from 
work at the MountainStar & UGA sites, and new pupils living within the 

:\ 



boundaries of the MPR &UGA. upon which Trendwest's proportional share 
of mitigation costs shall be detennined. The annual enrollment survey will be 
conducted by a District employee ( due to student records confidentiality 
requirements) whose costs will be reimbursed by Trendwest based on a 
monthly billing from the District. 

E. Whenever a school has 25 or more unhoused students, as identified in the 
October enrollment report, the audit team shall recommend the addition of 
portable housing for the next year subject to a final detennination after review 
of the March report. 

F. Upon review of the March student enrollment report, if a school has 25 or 
more unhoused students, Trendwest will provide the District with timely 
funding for turnkey construction of the portable(s) proportional to its share of 
the enrollment growth. 

PUPIL TRANSPORTATION MITIGATION PROCESS 

Pupil transportation audits will occur in October and May of each year. The audit team 
will verify the actual need for additional buses through a review of the efficiency of the 
student transportation program. The audit will encompass all annual District 
transportation reports to OSPI. The following criteria will be addressed in determining 
the need for pupil transportation mitigation: 

A Where possible do all buses do tum-a rounds ( 4 loads per day)? 
B. Have bus utilization rates changed (load capacity vs. actual ridership)? 
C. Considering distance (within one mile radius of the high school) and student 

safety, are students riding the bus who should be walking? 
D. Can more efficient bus routing be designed? 

Subsequent to a review and analysis of student transportation data, written 
recommendations will be prepared by the audit team relating to acquisition of additional 
bus( s) or alternative measures to provide necessary student transportation. These 
recommendations will be sent to both Trendwest and the District. Trendwest will pay its 
proportionate share of new bus costs based on Measured Impacts resulting from 
Trendwest Development. 

EXECUTION OF THE AGREEMENT 

In the event that either party to this Agreement retains an attorney to enforce any of the 
provisions hereof, the prevailing party shall be entitled to reasonable attorney fees and 
costs incurred in both trial and appellate courts or fees and costs incurred without suit. 

The parties agree that the venue for any suit brought under this Agreement shall be 
exclusively in Kittitas County, Washington. 
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This Agreement constitutes the entire agreement between the parties and no 
modifications or revisions shall be binding unless made in writing and signed by the 
parties hereto. 

lN WITNESS WHEREOF, the parties have executed this Agreement on the date first 
written above. 

TRENDWEST RESORTS,INC. 

By: ________ _ 

Its': -----------
CLE ELUM-ROSLYN SCHOOL DIB~~s 
By. ;.i...... /(~ 

Its' Superintendent 
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DEFINITION OF TERMS 

EFFECTIVE DATE 
Means the date the Agreement is signed. Trendwest's financial obligations for mitigation 
expenditures described in this agreement shall begin at the date of the recording of the 
first plat for either the :MPR or UGA. 

MEASURED IMPACTS 
Means the difference between the BASELINE FOR MITIGATION data and the data 
resulting from The Annual Enrollment Suivey. The Annual Enrollment Survey will 
indicate measured impacts ofTrendwest development by identifying new students of 
parents or guardians who are Trendwest employees, employees of major general 
contractors, subcontractors who earn over 50% of their gross income from work at the 
MountainStar & UGA sites, and new pupils living within the boundaries of the :MPR & 
UGA. 

TRENDWESTDEVELOPMENT 
Means land and residential development on the Iv.IPR or UGA sites. 

UNHOUSED STUDENTS 
Means students projected to be housed in classrooms where class size exceeds the 
baseline mitigation ( described in section BASELINE FOR MITIGATION). 

REVENUE DEFICIENCIES 
Revenue deficiencies is defined as the lag or shortfall due to housing and bus purchase 
costs of new enrollment directly caused by Trend west development and potential 
increased tax collections created by Trendwest development's contribution to the growth 
in assessed valuation. 

NEW ASSESSED VALUATION 
New assessed valuation (AV) is defined as the increase in District AV resulting from 
Trendwest Development at the MountainStar & UGA sites as identified by segregating 
the Trendwest Plats AV growth from other District AV growth. 
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FTE (Full time equivalent) 
FTE is a means of measuring student enrollment based on the number of hour per day in 
attendance at District schools. A student is considered one FfE if he/she is enrolled for 
the equivalent of a full schedule each day. Kindergarten students attend half -day 
programs and therefore are counted as 0.5 FTE. For purposes of this agreement, all other 
grades are considered to contain one FTE students. 

OPERA TING COSTS 
Operating costs are expenditures usually charged to the District's General Fund. All costs 
other than Capital Projects Fund, Vehicle Fund, ASB Fund, and Debt Service Fund are 
contained in the General Fund. 

OSPI 
OSPI is an abbreviation for the Washington State Office of the Superintendent of Public 
Instruction. 

PERMANENT HOUSING 
Means school facilities of the District that are not relocatable housing. 

STUDENT ENROLLMENT 
Student enrollment refers to the monthly enrollment report (OSPI Form 1191E) 
that all Washington school districts are required to do on the first school day of each of 
the first nine months of the school year. 

TEMPORARY HOUSING 
Temporary housing means factory-built structures ("portables"), transportable in one or 
more sections, that are designed to be used as relocatable instructional spaces, and are 
needed to cover the gap between the time that families move into new residential 
developments and the date that construction is completed on permanent school facilities. 

TURNKEY CONSTRUCTION 
Turnkey construction means the site preparation, purchasing, installation, wiring, and 
equipping (furniture and equipment) of double portables. Double portables will be 
purchased to achieve cost efficiencies and to achieve space economies. 

7 



ATTACHMENT 10 

Hospital District Mitigation 



.-

KITTITAS HOSPITAL DISTRICT NO. 2 
Approach To Trendwest Fiscal Mitigation 

12/13/01 

BACKGROUND 

Kittitas County Hospital District No. 2 (the "District") provides emergency medical services to the 
upper Kittitas valley and will be impacted by the two developments proposed by Trendwest. The 
impacts from these developments, know as the Mountainstar Resort ( the "MPR") and the Cle Elum 
Urban Growth Area (the "UGA") have been analyzed in two separate environmental impact 
statements ("EIS"). Each EIS projects that when fully developed each development is expected to 
generate sufficient revenues to fully pay for the emergency services provided to it. However, each 
EIS also concludes that the District will incur cashflow deficits for several years. It is therefore 
necessary to provi~e a fiscal mitigation plan which will assure adequate funding to allow the District 
to provide emergency services to the Trendwest developments. 

DISTRICT OPERATIONS 

The District operates one advanced life support ("ALS") ambulance 24 hours per day, seven days 
per week. It also operates a basic life support ("BLS") ambulance on 14 weekends during the 
summer months. The District responds to calls from a point about halfway to Ellensburg all the way 
to Snoqualmie Pass. Backup response is provided by the City of Cle Elum on an as available basis 
when District ambulances are in use. 

District staffing is currently about 7 full time equivalent positions filled by 4 full time employees and 
15 part time employees. It requires about 3 .5 FTEs to provide a single person on a 24/7 basis. 
Existing full time employees work considerable overtime to provide staffing to support the existing 
schedules. 

The District is financed by property tax levy as well a patient charges for services. Community fund 
raising provides so.me monies for capital purposes. 

APPROACH TO MITIGATION 

The fiscal mitigation approach should be designed with the following criteria: 

1. Both UGA and MPR should be considered. 
2. Service should not be expanded until actually needed. 
3. Costs should be deferred as much as possible until revenues are available. 
4. Patient fees income should be maximized. 
5. Mitigation payments from Trendwest should be based on actual impacts from the 

developments and should be offset with revenues generated by; the develo~ments. 
6. Level of service standards should determine when service must be improved 
7. Trendwest should not be charged to correct existing service deficiencies, if any. 

CONDITIONS OF APPROVAL 

ATTACHMENT 18 



Trendwest Fiscal Mitigation for Hosuital District No. 2 Pa12:e 3 

revenues from those calls, actual property tax revenues from Trendwest properties and the 
$100,000 payment already made by Trendwest. If the service costs are not fully paid from 
these revenues, Trendwest will pay the difference to the District each month as fiscal 
mitigation. These mitigation payments will be considered a "revenue" in this monthly 
calculation. This calculation should be done each month on a Excel worksheet and should be 
forwarded to Trendwest whether or not a shortfall payment is due. It will either document a 
shortfall payment due ar show an accumulated surplus to be carried forward to next month. 
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Preliminary Water Plan 
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Preliminary Sewer Plan 
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Preliminary Stormwater Plan 
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Trendwest UGA Properties Legal Description 



Swiftwater 
Job No. 998-020-002-2000 
August 23, 2002 

LEGAL DESCRIPTION 
FOR TRENDWEST PROPERTIES 

Those portions of Sections 21, 28, 29, 30, 31, 32 and 33, all in Township 20 North, Range 15 
East, W.M., Kittitas County, Washington. being more particularly described as follows: 

Parcel B3 as described and/or delineated on that certain Survey as recorded May 19·, 1999, in 
Book 24 of Surveys, Pages 73 and 74, under Auditor's File No. 199905190001, records of 
Kittitas County, Washington; being a portion of the Southwest Quarter of Section 21, Township 
20 North, Range 15 East, W.M., in the County of Kittitas, State of Washington; 

TOGETHER WITH Lots IA, 3A and 4A as described and/or delineated on the face of that 
certain Survey recorded May 23, 1995 under Auditor's File No. 581722 and filed in Book 21 of 
Surveys, Pages 14, 15 and 16, Records of Kittitas County, State of Washington; being portions of · 
Section 28, Township 20 North, Range 15 East, W.M., Kittitas County, State of Washington; 

ALSO TOGETHER WITH Lots lB, 2B, 3B and 4B as described and/or delineated on the face of 
that certain Survey recorded May 23, 1995 under Auditor's File No. 581721 and filed in Book 21 
of Surveys, Pages 12 and 13, Records of Kittitas County, State of Washington; being portions of 
Section 29, Township 20 North, Range 15 East, W.M., Kittitas County, State of Washington; 

ALSO TOGETHER WITH Lots IF and IE as described and/or delineated on the face of that 
certain Survey recorded May 23, 1995 under Auditor's File No. 581720 and filed in Book 21 of 
Surveys, Pages 10 and 11, and as amended by that certain Amended Survey recorded October 11, 
1996 under auditor's File No. 199610110005 and filed in Book 22 of Surveys, Pages 96 and 97, 
Records of Kittitas County, State of Washington; being a portion of the southeast quarter of 
Section 30, Township 20 North, Range 15 East, W.M., Kittitas County, State of Washington; 

ALSO TOGETHER WITH Lots 3 and 4, as described and/or delineated on the face of that certain 
Survey -recorded June 13, 1995 under Auditor's File No. 582256 and filed in Book 21 of Surveys, 
Pages 46 and 47, Records of Kittitas County, State of Washington; being a portion of the 
northeast quarter of Section 31, Township 20 North, Range 15 East, W.M., Kittitas County, State 
of Washington; ' ' 

ALSO TOGETHER WITH Lots 3A and 4A, as described and/or delineated on the face of that 
certain Survey recorded February 21, 1997, under Auditor's File No. 199702210003 and filed in 



Book 22 of Surveys, Page 178, Records of Kittitas County, State of Washington; being a portion 
of the Northeast Quarter of Section 32, Township 20 North, Range 15 East, W.M., Kittitas 
County, State of Washington; 

ALSO TOGETHER WITH Lots 1 C and 2A as descn'bed and/or delineated on that certain Survey 
as recorded February 26, 2002, in Book 27 of Surveys, Page 91, under Auditor's File No. 
200202260030, records of Kittitas County, Washington; being a portion of the Northwest Quarter 
of Section 32, Township 20 North, Range 15 East, W.M., in the County of Kittitas, State of 
Washington; 

ALSO TOGETHER WITH that portion of Lot 2A, as described and/or delineated on that certain 
Survey as recorded February 26, 2002, in Book27 of Surveys, Page 91, under Auditor's File No. 
200202260030, records of Kittitas County, Washington; lying within the Southwest Quarter of 
the Northwest Quarter of Section 32, Township 20 North, Range 15 East, W.M., lying 
Southwesterly of the area deeded to the State of Washington for a channel change as recorded 
under Auditor's File No. 205609, in the County of Kittitas, State of Washington; 

ALSO TOGETHER WITH Lot IA, as described and/or delineated on that certain Survey as 
recorded February 21, 1997, in Book 22 of Surveys, Page 177, under Auditor's File No. 
199702210002, records of Kittitas County, Washington; being that portj.on of the Northwest 
Quarter of the Northwest Quarter of Section 33, Township 20 North, Range 15 East, W.M., lying 
Northwesterly of the Northwesterly line of Primary State Highway No. 2 (I-90), in the County of 
Kittitas, State of Washington. 

ALSO TOGETHER WITH Lot 1 as described and/or delineated on the face of that certain Survey 
recorded May 23, 1995 under Auditor's File No. 581718 and filed in Book 21 of Surveys, Pages 
6 and 7, Records of Kittitas County, State of Washington; being .a portion of the Northwest 
Quarter of Section 27, Township 20 North, Range 15 East, W.M., Kittitas County, State of 
Washington; 

ALSO TOGETHER WITH Lot 2A-2 of that certain Survey as recorded August 13, 1998, in Book 
23 of Surveys, Page 187, under Auditor's File No. 199808130020, Records ofKiittitas County, 
Washington, being a portion of Northeast Quarter of Section 29, Township 20 North, Range 15 
East, W.M., in the County of Kittitas, State of Washington; 

EXCEPTING therefrom the following: 

A parcel of land lying in the Northeast Quarter of Section 28, Township 20 North, Range 15 East, 
W.M., County of Kittitas, State of Washington; more particularly described as follows: 

COMMENCING at the Northeast comer of said Section 28; · 

THENCE South 0°35'53" West, 1.107.94 feet, along the East line of said Section 28 to the 
Southwesterly Right of Way State Route 903; 



THENCE North 61 °39'20" West along said Right of Way, 339.18 feet to the Point of Beginning 
of this description; 

Thence South 28°20'40" West, 699.06 feet to the beginning of a horizontal curve, whose radius 
point bears North 61 °39'20" West, 200.00 feet; 

THENCE Southwesterly along the arc of a said curve through a central angle of 89°59'08", 
314.11 feet; 

THENCE North 61 °40' 12" West, 446.80 feet, to a concrete monument with a brass cap stamped 
"PSPL PROP COR"; 

THENCE North 73°08'36" East, 400.02 feet, to a concrete monument with a brass cap stamped 
"PSPL PROP COR"; 

THENCE North 16°51 ' 23" West, 650.07 feet, to a concrete monument with a brass cap stamped 
"PSPL PROP COR"; 

THENCE North 73°08'44" East, 221.64 feet, TO THE Southwesterly Right of Way of State 
Route 903, said point being South 7308'44" West, 1.24 feet of a concrete monument with a brass 
cap stamped "PSPL PROP COR"; 

THENCE South 61 °39'20" East, 670.00 feet along said Right of Way to the Point of Beginning 
and the terminus of this description. 

f\engt,.=n-jobs\998\020\documents\99 8020-1 .doc 



EXHIBIT 
TO ACCOMPANY LEGAL DESCRIPTION FOR TRENDWEST PROPERTIES 
A PORTION OF SECTIONS 21 , 28, 29, 30, 31 , 32 AND 33 
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ATTACHMENT C 

City of Cle Elum / Town of South Cle Elum Water 
Supply System Improvements Project: 

Permits and Approvals Required 



City of Cle Elum/Town of South Cle Elum Water Supply System Improvements Project 
Permits and Approvals Required 

Yakima River In-Water Work: Emergency Action (completed December 2000). 

Agency/Jurisdiction Permit or Approval Status Responsibility 

1 Burlington Northern - Santa Temporary Occupancy Permit for work In railroad right- Obtained 10/17/00. Done. 
Fe Railroad of-way (transmission main construction) . 

2 City or Cle Elum SEPA Exemption Issued 10/17/00. Done. 

3 City of Cle Elum Shoreline Pennit Exemption Issued 11/01/00. Done. 

4 WA Dept of Fish & Wildlife Hydraulic Project Approval Issued 11 /06/00. Done. 

5 WA Dept of Ecology Section 401 Water Quality Certification and Temporary 
Water Quality Modification 

Issued 11/07/00. Done. 

6 USFWS/NMFS ESA Section 7 Consultation: Biological Opinion Issued 11/08/00. Done. 

Section 404 Permit: South Cle Elum Bridge Stablllzallon, 
Issued 11/08/00. HLA/City Jeff Fisher: Arrange site inspection 

7 US Army Corps of Engineers responsible forcomplylng with with COE; prepare annual status 
Yakima River Grade Control Berm, and Utility Trench Special Conditions: mitigation area reports on success of wetland 
Boxes site Inspection and annual status mitigation area. Needs as-bull! 

reports to COE; record mitigation survey from Eric Herzog (HLA). 
area on property title; send evidence Erin Anderson: Deed modification, 
of same to COE. Memorial Park "A" prope.rty. 

Flood Hazard Prevention Permit 
Not yet applied for. Brian Carrico Jeff L. Is coordinating with Don 

8 City of Cle EIUIJI has conveyed Instructions to Jeff Relchmuth re: design Info needed 
Louman re : what's needed. HLA for replacement diversion structure 
working on this concurrent with State and hydrologlc modeling needed lo 
Aquatic Land Lease technical demonstrate FEMA compliance. 
information. 

State Aquatic Land Lease for permanent structures 
Applied for In December 2000. Jeff L., Erin Anderson 

9 WA Dept of Natural Received 7/24/02 for Gary Berndt's knowledgeable of status. 
Resources within the Yakima River bed. • signature. 

"Note: David Grant, WDNR, has advised that there are no franchise rights to the utlllty trench boxes. If other utility purveyors want access to the trench boxes, they need "permission· 
from WDNR; I.e., to negotiate their own Slate Aquatic Land leases. 

1 Updated 712MJ2 



Overall Water Supply System Improvements Project 

Agency/Jurisdiction Permit or Approval Status Responsibility 

Change of Point of Withdrawal: Cle Elum and Yakima 
Approved by Ecology In Charlie Roe. 

1 WA Dept of Ecology Spring/Summer 2001. Charlie Roe 
R'iver water supply diversions, and Town of South Cle filed an appeal on limiting conditions 
Elum. for Town of South Cle Elum. 

Settlement reached. 

City of Cle Elum SEPA Compliance: SEPA Checklist, Threshold 
MDNS Issued in January 2001 . 6/25/01 VM completed draft 

2 Addendum required for revised Addendum, to be finalized when 
Determination (MDNS) Yakima River waler transmission route Is confirmed. HLA to provide 

main route. route illustration. 

NEPA Environmental Assessment, and Blologlcal 
NEPA ER submitted to USDA-RD 

Jeff L. knowledgeable of current 3 USDA-Rural Development (R.A. Larson) for review: July 2001. 
Opinions USDA requested ESA consultation status of NEPA process. 

and NMFS) USFWS 
from USFWS and NMFS In October 
2001 . USFWS BO received 3/27/02. 
NMFS BO recel.ved 5/14/02. 

Critical Service Area Change 
City needs to reconvene the Erin Anderson knowledgeable of 

4 WA Dept of Health Coordinated Water System Plan current status. 
(CWSP) Committee to revise 
applicable portlon(s) of the Plan. 
Erin drafted a letter in early 2002 for 
the City to send to the Board of 
County Commissioners. 

WA Dept of Health 
Comprehensive Water Plan (CWP) amendment: In-progress. Jeff L. asked E~velt to Jeff L. or Harold Porath (HLA) 

5.a A) Addendum re: revised water treatment plant location, revise treatment plant description In knowledgeable or current status. 
and water treatment plant description. Submit 1997 Design Report. 
orelimlnarv Deslan Reoort. 
Comprehensive Water Plan (CWP) amendment: Jeff L. to draft e.xplanallon to WDOH Jeff L. knowledgeable of current 

5.b WA Dept of Health B) Addendum to change service area boundary to Include for service area boundary change - status. 
the Bullfrog UGA. TW bringing their own water rights. 

Service area boundary change has 
to wait for CWSP revision (Task 4, 

~ above). 

Approval of all construction plans and specifications. 
Water treatment plant and Jeff L. knowledg,!!able of current 

6 WA Dept of HeaHh transmission main pians submitted status. 
to WDOH mid-January 2002. 6-week 
review. 

" Updated 7125/02 



Overall Water Supply System Improvements Project, continued 

-
Agency/Jurisdiction Permit or Approval Status Resp on slbillty 

7 Various Entitles 
Property Acquisitions, Easements 

RESERVOIR SITE 

7.a Plum Creek 
Reservoir site acquisition. Deed for City purchase from Plum Erin Anderson knowledgeable of 

Creek received In early 2002. status. 

WATER TREATMENT PLANT 

7.b Trendwest 
Water treatment plant (WTP) site deed and annexation. Annexation effective 10/30/01 . Erin Anderson. 

Trendwest 
Nullify the deed from Trendwest to the City for the Status unknown. City (Erin Anderson) knowledgeable 

7.c 1-90 water treatment plant site. of status. 

7.d PSE 
Easement or permission to cross electrical power Jeff L. Initiated communications with Jeff L. knowledgeable of status. 
transmission line easement with water treatment plant PSE in early 20<)2. Status unknown. 
access road. 

YAKIMA RIVER RAW AND TREATED WATER TRANSMISSION MAINS 
Trendwest and Easements required for revised Yakima River waler TW has suggested an alternate Jert L. knowledgeable of status. 

7.e US Forest Service transmission main route, south of SR-903 to Ranger route along their shared boundary 
Station Road. with the US Forest Service in the 

vicinity of the FS corral, and at the 
east end of the cemetery. No County 
Jurisdiction If TW UGA property is 
annexed before transmission mains 
are constructed. Oran SEPA 
Amendment prepared In June 2001 . 

Burlington Northern- Pipeline crossing permit for Yakima River waler raw and Status unknown. Jeff L. 
7.f Santa Fe treated water transmission mains. Jack-and-bore beneath 

South Cle Elum Way to Rossetti Way (beneath 1-90 
overpass). 

CLE ELUM RIVER RAW WATER TRANSMISSION MAINS 
Easements or permission needed for construction of Cle Status unknown. Jeff L. 

7.g PSE/BPA Elum River water transmission main In electrical power 
transmission line easements (also discuss alternative pipe 
material etc). 
Permit or easement required to cross Bullfrog Road with Status unknown. Jeff L. 

7.h Kittitas County Cle Elum River raw water transmission main. 
Easement or acquisition of parcel on Cle Elum River south Status unknown. Jeff L./Trendwest? 

7.1 Private property owner bank where rock drop needs to be keyed-In. 

3 Updated 7125/02 



Water Treatment Plant 

Entity or Agency with Permit or Approval Status Responsibility 
Jurisdiction 

Trendwest and PSE 
See Property Acquisitions/Easements #7b, 7c and 7d 

1 described under Overall Water Supply System 
lmcrovements Prolect.· 

Approved by City Council Resolution Done. 
2 City of Cle Elum Shoreline Substantial Development Permit (SOP) for 7/10/01. Construction must 

Yakima River In-Water Work (Includes upland treatment commence within 2 years, and b!! 
plant site due lo Integrated Project Doctrine). complete within 5 years. No SOP 

condition that makes the work 
contingent on all other. slate and 
federal permits for In-water work. 

Building Permit 
Design drawings submitted to Jeff L. knowledgeable of status. 

3 City of Cle Elum WDOH mid-January 2002. 6-week 
review. 
Grading wlll be reviewed as an 
element of the Bulldlng Permit 
appllcatlon. City will be responsible 
for Building Permit when site Is 
annexed. 

OnsHe septic system permit 
Need depends on relative timing of Jert L. knowledgeable of status. 

4 City and/or Kittitas County sewer extension past the site. If 
Health Department WTP precedes sewer extension, 

septic system will require variance 
from exlstlna Cltv ordinance. 

Updated 71?.5/02 



Yakima River, Remaining Project Elements: 
Replacement Diversion Structure, Pump .Station and Transmission Mains 

Agency/Jurisdiction Permit or Approval Status Responsibility 

Nationwide Pennit 3 (Maintenance), NWP 12 (Utility Line JARPA to be delivered and Jeff L., Vicki M. 
1 US Army Corps of Engineers Activities), or NWP 25 (Structural Discharges) possible In discussed In the field with Joe Brock, 

lieu of a Section 404 permit for construction of replacement ACOE, 7/26/02. 
diversion structure and pinch dike modifications. 
Ddownstream [north bank] rock barbs may require 
separate permit, or be Incorporated with wastewater 
orotect rock droo /if constructed). 

USFWS/NMFS ESA Section 7 Consultation 
Complete. USFWS, NMFS, Jeff L., Jeff F. 

2 USFWS BO received 3/27/02. 
NMFS BO received 5/14/02. 

3 WA Dept of Fish & Wildlife Hydraulic Project Approval to construct replacement JARPA to be submitted 7/29/02. Jeff L. knowledgeable of status. 
diversion structure. 
Section 401 Water Quality Certification and JARPA to be submitted 7/29/02. 

Jeff L. knowledgeable of status. 4 WA Dept of Ecology WAC 173-201Temporary Water Quality Modification for 
re{)lacement diversion structure. 

5 City of Cle Elum Shoreline Substantial Development Permit: Yakima 
Approved by City Council Resolution 
7/10/01. Construction must Done. 

River system components, transmission mains, and water commence within 2 years, and be 
treatment plant. complete within 5 years. 

City of Cle Elum SEPA Addendum needed for revised Yakima River water 
Vicki completed review draft SEPA Jert L, Brian Carrico: comments/ 

6 Addendum 6/21/01; submitted to Jeff Input to SEPA Addendum. 
transmission main route. L. and Brian Carrico for review. VM: Complete SEPA Addendum. 

See Yakima River In-Waler Work: Jeff L./HLA. 
7 City of Cle Elum Flood Hazard Prevention Permit Emergency Action, Item #B. 

Information needed from HLA. 

B WA Dept Natural Resources State Aquatic Land Lease 
Lease currently being ,-iegollated for Jeff L., Erin Anderson, Gary Berndt. 
rock drop and utility trench boxes will 
include replacement diversion 

: structure (and downstream (north 
bank! rock barbs)? 

City of Cle Elum Critical Areas compliance 
Will be reviewed with Building Permit 

Brian Carrico 9 appllcatlon(s). Information provided 
In SEPA Checklist Is sufficient. 

10 Trendwest, US Forest Service 
See Property Acquisitions/Easements #7e, and 7f 
described under Overall Water Supply System See left. Jetr L. 

and BNSF Improvements Project. 

City of Cle Elum 
Building Permit(s) for replacement diversion structure Not yet applied for. Grading will be 

Jeff L./HLA 11 and raw water pump station. reviewed as an element of the 
Building Permit application. 

5 Updated 7125102 



Cle Elum River Project Elements: 
Rock Drop, Replacement Diversion Structure, Pump Station, and Transmission Main 

Agency/Jurisdiction Permit or Approval Status Responsibility 

Section 404 Permit: Cle Elum River Grade Control Berm 
Not yet applied for. JARPA project Jeff L. lo coordinate with Don 

1 US Army Corps of Engineers description, design and construction Relchmuth; Jeff L. and Vicki to 
and Replacement Diversion Structure. Information needed from Don prepare/submit JARPA with Input 

Relchmuth. Jeff L: Waiting to submit from Don Relchmuth and Jeff Fisher. 
until aner approvals are In-hand for 
Yakima River svstem comoonents. 
Complete. Done. 

2 USFWS/NMFS ESA Section 7 Consultation: Biological Opinions USFWS BO received 3/27/02. 
NMFS BO received 5/14/02. 

Hydraulic Project Approval: Cle Elum River In-water 
Will be processed within 45 days of Jeff L. and Vicki to prepare/submit 

3 WA Dept of Fish & Wildlife application. Corps permit JARPA JARPA with Input from Don 
work. will also be used for HPA Reichmuth and Jeff Fisher. 

annllcallon. 
Section 401 Water Quality Certification and Section Will be processed concurrent with Jert L. and Vicki to prepare/submit 

4 WA Dept of Ecology 173-201 Temporary WJter Quality Modification Corps permit application: must Issue JARPA. 
before Corps permit. 

Shoreline Substantial Development Permit 
Nol yet applled for. Vicki has 

Jeff L. and Vicki.-5 Kittitas County County application as an electronic 
file· readv to oreoare after JARPA. 

Floodplain Development Permit 
Not yet applied for. Vk;kl has 

6 Kittitas County electronic form; specific survey Jeff L./HLA. 
requirements to be performed by 
HLA. 

Critical Areas compliance 
Likely to be reviewed :at the time of 

7 Kittitas County County Shoreline Permit application. Jeff L. and Vicki. 
CAO Section 17A.03.040 identifies 
checklist of Information reauired. 

State Aquatic and Lease for permanent structures Not yet applied for. Must wait to 
8 WA Dept of Natural within the Cle Elum· River bed. apply until all other In-water permits Jeff L. 

Resources : are in-hand, and submit evidence of 
these to WDNR. 

Kittitas County, PSE, BPA, 
See Property Acquisitions/Easements #7g, 7h and 71 

See left. Jeff L. 9 described under overall Water Supply System 
Private Property Owner Improvements Project. 

Building Permlt(s) for replacement diversion structure Not yet applied for. Grading will be 
10 Kittitas County and raw water pump station. reviewed as an element of the Jeff L./HLA. 

Building Permit application. 

Formally abandon and remove existing Cle Elum River 
Not yet Initiated. Inquire with 

11 US Forest Service Trendwest whether they now own Jeff L./HLA 
Water Supply Diversion (or renew by 10/31/2004). this property. 
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ATTACHMENT D 

City of Cle Elum Regional Wastewater Facilities Project: 
Permits and Approvals ~equired 



City of Cle Elum Regional Wastewater Facilities Project: 
Permits and Approvals Required 

Overall Wastewater Facilities Improvements Project 

Agency/Jurisdiction Permit or Approval Status Responsibility 

Final Facilities Plan Issued: 
John Wilson, Earth Tech 1 WA Dept of Ecology Facllltles Plan Approval September 2002. City adoption 

pending; to be on Council agenda 
11/12/02. Ecology review/approval 
will follow Citv adootlon. · 

NPDES Permit Modification (for outfall discharge) 
Wlll be handled as part of the 

2 WA Dept of Ecology Facilities Planning process. Must John Wilson, Earth Tech, and 
submit 6 months orior to discharoe. Bill Fox. Cosmopolitan Enalneerlna 

SEPA Compliance: SEPA EIS 
FEIS Issued September, 30 2002. 

3 City of Cle Elum Herrera Environmental Consultants 

1 Revised: 10/10/02 



Wastewater Treatment Plant Improvements: 
Construct Secondary Treatment, Sludge Processing and Septage Receiving Facilities 

Agency/Jurisdiction Permit or Approval Status Rasponslblllty 

4 WA Dept c1 Ecology 
Approval of construction plans and specifications: 

Engineering Design Consultant WAC 173-240 requires engineering reports, plans end 
speciflCalions to be submitted to Ecology at least 180 days 
orior to construction. 

.5 City of Cle Elum Bulldlng Permit Engineering Design Consultant 

6 WA Dept of Ecology Operations and Maintenance Manual approval Engineering Design Consultant 

7 WA Dept c1 ECOiogy Completion of ConstructJon Certificate Engineeling Design Consultant 
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Outfall and Yakima River Rock Drop (Grade Control Berm) 

Agency/Jurisdiction Pei:nllt or Approval Status Responsibility 

Work with Don Reichmuth to Vicki Morris, Don Reichmuth, 
8 US Army Corps of Engineers Individual Section 404 Permit. develop project description, .JARPA. BIiiy Plauche' 

Submit late October/earlv Nov 2002. 

9 NMFS/USFWS ESA Section 7 Consultation. Biologlcal Opinion required 
Biological Evaluation to be 
completed (review draft available Jeff Fisher, ENTRIX, Inc. 

(6 fflQnths to a year from receipt of B.A per Debbie Knaub.) 9/27/02). 

10 WA Dept of Fish & WIidiife Hydraulic Project Approval JARPA to be submitted to WDFW. Vicki Morris, Jeff Fisher 

11 WA Dept of Ecology 
Secllon 401 Water Quality Certification and 

JARPA to be submitted to Ecology. Vicki Morris, Jeff Fisher WAC 173-201Temporary Water Quality Modification 

12 City of Cle Elum 
Shoreline Substantial Development Per1J1lt: north half of City will annex project area south of Vicki Morris, Billy Plauche' 
Yakima Ril/Elf' shoreline environment (outfall relocation and 1-90 to the middle of the Yakima Don Reichmuth (possible). 
rock drop coni;;truclion). River channel. Brian Carrico: Annexation. 

13 Kittitas County 
Shoreline Substantial Development Permit (or Met with Clay White 8/22/02. 
exemption for fisheries habitat Improvement): south half of Agreeable to SDP exemption If Vicki Morris, Billy Plauche' 
Yakima River shoreline environment (for rock drop approved by WDFW as necessary Brian Carrico 
construction). for Improvement of fish habitat. 

14 City of Cle Elum Flood Hazard Prevention Permit: north half of Yakima Engineering Design Consultant 
River floodplain. 

Will be reviewed with Shoreline 
ENTRIX + Brian Carrico 15 City of Cle Elum Critical Areas compliance Substantial Development Permit. 

16 Kittitas County Floodplain Davalopment Permit: south half of Yakima Engineering Design Consultant 
River floodplain. 

17 Kittitas County Critical Areas compliance: Wetlands Delineation and Wetlands delineation complete; ENTRIX + Brian Carrico 
Mitigation Plan needed if gravel bar to be modified with report in progress (week of . 
rock drop construction meets -wetland criteria. 10/07/02). 

18 WA Dept of Natural 
State Aquatic Land Lease for construction within the Ali other pennits for in-water work HLA (suMying), 
Yakima River bed. must be in-hand for the aquatic land Engineering Design Consultant, 

Resources lease to issue. WDNR requires that Brian Carrico, City and Trendwest(?) 
an upland disposal option be legal counsel to negotiate least 
considered. Will be addressed in terms. 
Facilities Plan and transmittal letter 
to accompany aoolication. 

WA Dept of Ecology Approval of construction plans and specifications 
WAC 173-240 requires submittal to 

19 Ecology at least 180 days prior to Engineering Design Consultant 
(possible review of relocated outfall) construction. 

20 WA Dept of Ecology NPDES Construction General Permit (if applicable) 
For construction disturbance of 5 
acres or more; a stormwater Engineering Design Consultant 
management permit. For additional 
Information, see ltf'.m #33 on oane 5. 
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UGA/MPR Interceptors 

Agency/Jurisdiction Permit or Approval Status Responslblllty 

21 WA Dept of Fish & Wildlife Hydraulic Project Approval: Crystal Creek crossing. 
JARPA complete and submitted 

ESM Consulting Engineers 8/29/02. 

22 Washington Dept of Ecology Section 401 Water Quality Certification, ESM talked with Cathy Reed. ESM Consulting Engineers 
Temporary Water·Quallty Modification, Ecology has no apparent concerns If 

Wetlands Jurisdiction? - Crystal Creek crossing. the work is conducted while the 
streambed is dry. 

23 U.S. Army Corps of Engineers Nationwide 12 Permit: Crystal Creek crossing. Ray Miller (ESM) talked with Joe ESM Consulting Engineers 
Brock 10/04/02. Learned NWP 
required; estimated processing time: 
2weeks. 

24 City of Cle Elum and 
Pipeline plans and specifications review/ enforcement 

Utilities exempt from Grading permit 
Kittitas County In City; County has no Grading Engineering Design Consultant 

permit. No Building permit required 
CBC}. 

25 WA Dept of Ecology 
Review/ approval of large-diameter pipeline design WAC 173-240 requires sLiblllittal to 
(possible) .. Ecology at least 160 days prior to Engineering Design Consultant 

construction. 
Wetland, riparian corridot,flsh and 

26 City of Cle Elum and Critical Areas compliance wildlife habitat survey needed along ENTRIX + Brian Carrico 
Kittitas County pipeline alignment (?) and at Crystal 

Creek crossing/merge with Roslyn 
Interceptor: Second Street/Coal 
Mines Trail. Other critical areas 
considerations (forest lands, mineral 
lands aQuifer rechll"Qe areas) NIA? 

27 WA Dept of Ecology NPDES Construction General Permit (If applicable). 
For construction disturbance of 5 
acres or more; a stormwater Engineering Design Consultant 
management permit. For additional 
Information, see Item #33 on oaae 5. 

Note: Trendwest will be responsible for obtaining construction pecmits and approvals for the UGA and MPR Interceptors. Ownership and maintenance responsibility for the UGA 
Interceptor and for the merged line (from the point where the MPR Interceptor merges with the UGA Interceptor In Second Street) will be conveyed to the City sometime after 
construction. 
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Roslyn Interceptor 

Agency/Jurisdiction Permit or Approval Status Responsibility 

28 WA Dept of Fish & Wildlife Hydraulic Project Approval: Crystal Creek crossings and 
Separate JARPA from that prepared City of Roslyn responsibility? 
for outfall. Will include significant ESM Consulting Engineers? 

"dewatering" Crystal Creek; Le., diverting City of Roslyn new trail crossings of the stream in 
return flCPNS (treated effluent) to the Roslyn Interceptor at least two locations to replace 
constructed In the Coal Mines Trall, permanently remOlling existing culverts that don't function 
this flow from Crystal Creek. properly (BC). 

29 Federal Funding Agency NEPA Environmental Report and If Roslyn obtains federal grant funds, City of Roslyn responsibility to retain 
and NMFS / USFWS ESA Section 7 Consultation? (possible). will require NEPA compliance, consultant team? 

Including ESA consultation. City has 
not yet applied for grant tunds, and it 
will be several months before it Is 
known whether grant funds have 
been awarded. 

30 City of Cle Elum and 
Pipeline plans and specifications review/ enforcement 

Utilities exempt from Grading permit City of Roslyn (?) 
Kittitas County In City; County has no Grading Engineering Design Consultant 

permit. No Building permit required 
(BC). 

31 WA Dept of Ecology 
Review / approval of large-diameter pipeline design WAC 173-240 requires submittal to City of Roslyn (?) 
(possible). Ecology at least 180 days prior to Engineering Design Consultant 

construction. 
32 City of Cle Elum and Wetland, riparian corridor, fish and City of Roslyn responsibility (?) or 

Kittitas County Crltlcal Areas compllance wildiife habitat survey needed for ENTRIX + Brian Carrico 
Crystal Creek crossings and work 
that may encroach on wetlands 
· and/or riparian corridors. 

NPDE:S Construction General Permit (If applicable). 
!=or construction disturbance of 5 City of Roslyn (?) 

33 WA Dept of Ecology acres or more (see Note below); a Engineering Design Consultant 
stonnwater management permit 
(SWPPP, ESCP, BMP&). Must apply 
at least 38 days prior to any clearing, 
grading or excavating. Applicant 
responsible for public notice 
requirements. 

Note: The criteria for NPDES Construction General Permits are currently in a state of revision to Include small construction sites 1 to 5 acres in size. Tentative schedule for 
implementation: February 2003. Website for updates: http:/MMW.ecy.wa.gov/programs/wq/stormwater. 
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Property Acquisitions, Rights-of-Way and Easements 

Agency/Jurisdiction Status Responsibility 

34 City of Cle Elum Annexation: South of 1-90 end west of the existing Brian Carrico and Erin Anderson 
wastewater treatment plant site to include outfall alignment 
and rock drop location, to Yakima River mid-channel. 

Various Adjacent Property Treatment plant access road Improvements. Convert 
Existing access Is via unimproved Erin Anderson, City Attorney, with 

35 driVBWay in a private easement. input from Engineering Design 
Owners from easement to right-of-way? Consultant 

36 Various Adjacent Property Obtain easement or right-of-way for outfall alignment. 
Engineering Design Consultant, and 
Erin Anderson, City Attorney 

Owners 

37 Private Property Owner Easement for rock drop construction in south bank. Brian Carrico and Erin Anderson 

38 
Burlington Northern- Pipeline crossing pennlt (for City's interceptor). Engineering Design Consultant Santa Fe 

'f 
Plpellne crossing permit (boring for outfall to cross 

Brian Carrico and 
39 WA Dept of Transportation Engineering Design Consultant 

beneath 1-90). 

WA Dept of Transportation 
Coordination re: traffic impacts and possible temporary RCW 47.24.020(4) allOINS the City Engineering Design Consultant + 

40 road closure during interceptor construction in Second the right to construct underground Brian Carrico 
Street between Ranger Station Road and Stafford. facilities in state routes inside oily 

limits. 
41 City of Cle Elum and Permission from joint owners (City/County) to construct Compacted gravel trallbed is only B 

Kittitas County Roslyn Interceptor within 100-ft wide trail right-of-way. to 10 feet wide, po.c,ing construction Brian Carrico and Erin Anderson 
constraints to avoid Critical Areas. 

Coal Mines Trail Commission Permission to construct Roslyn Interceptor in Coal Mines 
Need to Investigate what form of and 

42 process for approval is needed. Brian Carrico and Erin Anderson 
Trail. Provisions of the Coal Mines Trail 

Management Plan also must be 
taken into consideration. 
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CITY OF CLE ELUM, WASHINGTON 

ORDINANCE NO. 1139 -��--- -

AN ORDINANCE relating to project permits and procedures, adopting a new 
chapter to the City of Cle Elum zoning code specifying procedures for the review and 
issuance of project permits. 

WHEREAS, the City of Cle Elum has not adopted an ordinance specifying how 
project permits will be processed; and 

WHEREAS, Chapter 36.70B ofthe Revised Code ofWashington requires certain 
project permits to be processed by local government in a certain manner with limitations 
on time periods and the type of review permitted; and 

WHEREAS, adopting a procedures ordinance will maintain compliance with state 
law and provide a clear process for reviewing and malcing decision on project permits for 
both the City and project permit applicants; and 

WHEREAS, the adoption of the new procedures ordinance will require the repeal 
of certain sections of the existing code to avoid conflicts with the procedures ordinance, 
now; therefore 

BE IT ORDERED AND ORDAINED BY THE CITY COUNCIL OF THE CITY 
OF CLE ELUM, STATE OF WASHINGTON, as follows: 

Section 1: A new Chapter to the City of Cle Elum zoning code, CEMC Chapter 17 .100, 
Procedures, is hereby adopted as indicated on Attachment 1. 

Section 2: CEMC Section 17.04.030 Special Uses as adopted by Ordinance 545, is 
hereby repealed. 

Section 3: CEMC 17.04.050 as adopted by Ordinance 545, is hereby repealed. 

Section 4: CEMC Chapter 17 .52, Appeals to the City Council, as adopted by Ordinance 
545, is hereby repealed. 

Section 5. Severability. If any section, sentence, clause, or phrase of this resolution 
should be held invalid or unconstitutional by a court of competent jurisdiction, such 
invalidity or unconstitutionality shall not affect the validity or constitutionality of any 
other section, sentence, clause or phrase of this ordinance. 

Section 6. Effective Date. This ordinance shall become effective five days following 
publication. 
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CHAPTER 17 .100 Project Permit Procedures 

17.100.010 
17.100.020 
17.100.030 
17.100.040 
17.100.050 
17.100.060 
17.100.070 
17.100.080 
17.100.090 
17.100.100 
17.100.110 
17.100.120 
17.100.130 
17.100.140 

Purpose 
Applicability 
Definitions 
Application types and classification 
Pre-Application review 
Determination of completeness 
Type I review and decision procedure 
Type II review and decision procedure 
Type III review and decision procedure 
Type IV review and decision procedure 
Public notice for Type II, III and IV applications 
Decision timelines 
Appeals 
Development approval timeline 

17.100.010 Purpose 
This chapter establishes procedures for the processing of project permit 

applications in the City of Cle Elum consistent with Chapter 36.70B of the Revised Code 
of Washington. 

17 .100.020 Applicability: 
All project permit applications shall be subject to the provisions of this chapter 

unless specifically exempted herein, including but not limited to building permits, land 
divisions, binding site plans, site plans, master planned developments, conditional uses, 
shoreline substantial development permits, critical area permits, and site specific rezones. 
Certain project permit applications may be exempt from specific procedures identified in 
this chapter. This chapter generally applies to permit activities under the following 
chapters of the City of Cle Elum Municipal Code: 

Title 12 - Streets, sidewalks, and public places 
Title 15 - Buildings and construction 
Title 16 - Subdivisions 
Title 17 - Zoning 
Title 18 - Critical areas development 

17.100.030 Definitions 
Unless explicitly stated otherwise, the following terms or phrases, as used in this 

chapter, shall have the meanings designated by this section. 
A. "Closed Record Appeal" means an administrative appeal on the record to a local

government body or officer, including the legislative body, following an open record 
hearing on a project permit application when the appeal is on the record with no or 
limited new evidence or information allowed to be submitted and only appeal argument 
allowed. 

B. "Closed Record Hearing" means a public hearing on the record by a local
government body or officer, including the legislative body, following an open record 

City of Cle Elum 
Chapter 17.100 Project Permit Procedures 
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1 hearing on a project permit application, when the project permit decision is on the record 
2 with no or limited new evidence or information allowed to be submitted to support the 
3 decision. 
4 C. "Days" shall refer to calendar days.
5 D. "Open Record Hearing" means a hearing, conducted by a single hearing body or
6 officer authorized by the city to conduct such hearings, that creates the local 
7 government's record through testimony and submission of evidence and information, 
8 under procedures prescribed by the city in this chapter. An open record hearing may be 
9 held prior to a decision on a project permit application to be known as on open record 

10 predecision hearing. An open record hearing may be held on an appeal, to be known as 
11 an open record appeal hearing, if no open record predecision hearing has been held on the 
12 project permit. 
13 E. "Party of Record" shall mean any person, agency or organization who have
14 submitted written comments on an application, made oral comments on an application 
15 during a public hearing or who has requested in writing to be a party of record. In all 
16 cases the property owner and applicant shall be considered parties of record. In those 
17 cases where there is no public notice of the application any interested party is considered 
18 a party of record. 
19 F. "Project Permit" shall mean any land use or environmental permit or license
20 required from a local government for a project action, including but not limited to 
21 building permits, subdivisions, binding site plans, planned unit developments, conditional 
22 uses, shoreline substantial development permits, site plan review, permits or approvals 
23 required by critical area ordinances, site-specific rezones authorized by a comprehensive 
24 plan or subarea plan, but excluding the adoption or amendments of a comprehensive plan, 
25 subarea plans, or development regulations. 
26 
27 17 .100.040 Application Types and Classification 
28 A. Project permit applications shall be subject to a Type I, Type II, Type III or Type
29 IV process as set forth by this chapter. 
30 B. Where the city must approve more than one (1) permit application for a project,
31 all applications may be considered at one time. Where different permit applications 
32 required for a development are subject to different procedure types, all applications will 
33 be subject to the procedure type that requires the greatest level of public notice and 
34 involvement. 
35 C. The city planner shall classify all applications as a specific Type. The act of
36 classifying an application shall be a Type I process which shall be appealable at the same 
3 7 time and in the same manner as for the project permit application being considered. The 
38 following guidelines shall be used when establishing the procedure type for a permit: 
39 1. Type I-This administrative process is used for applications where there are
40 clear and objective standards involving little or no discretion in technical
41 issues and that are exempt from SEP A review. The decision making authority
42 for Type 1 permits shall be the City Planner or designee. For decisions under
43 Title 12, the decision making authority is the Public Works Director or
44 designee. Examples include building permits, boundary line adjustments,
45 floodplain permits, and critical areas review (when not associated with a
46 development permit).
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2. Type II - This administrative process is used for applications where a limited
amount of professional discretion is used for objective and subjective
standards involving non-technical issues. The applications may be of general
public interest although no public hearing is held. If a Type 1 application is
subject to SEP A it shall be considered a Type II application for processing.
The decision-making authority for Type II permits is the City Planner or
designee. For decisions under Title 12, the decision making authority is the
Public Works Director or designee. Examples include short plat and site plan
reviews.

3. Type III - This hearing quasi-judicial process is used for applications that
require a substantial amount of discretion on non-technical issues and where
there is likely to be broad public interest. A public hearing is required. The
decision making authority for Type III applications shall be the Planning
Commission. Examples include conditional use permits, appeals of Type I
and Type II decisions and certain variances.

4. Type IV -This quasi-judicial process is used for applications that require a
substantial amount of discretion on non-technical issues and where there is
likely to be broad public interest. This process requires at least one open
record public hearing before the Planning Commission and one closed record
public hearing before the City Council. The final decision making authority
for Type IV actions shall be the City Council with the Planning Commission
acting as a recommending body in an advisory capacity. Examples include
subdivisions, site specific rezones and master planned development approvals.

T b1 17 100 1 A Ii p d a e ,pp. cat10n roce ure 
Application Type Type I Type II Typeill Type IV 
Notice of No Yes Yes Yes 
application 
Open Record No Only if appealed Yes, before Yes, before 
Public Hearing decision body recommending 

body 
Recommending NIA NIA Staff Planning 
Body Commission 
Decision Body Staff Staff Planning City Council 

Commission or 
Hearing 
Examiner 

City Appeal Yes Yes Yes No 
Appeal Body City Council City Council City Council NIA 

17 .100. 050 Pre-application review 
A pre-application review is an opportunity for a potential applicant to meet with city 

staff to provide an understanding of the city's development requirements for a specific 
application. 

A. Applications subject to a Type II, III or IV process are required to conduct a pre­
application meeting with staff prior to submitting a application, unless waived in writing 
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1 by the City Planner. Applications subject to a Type I process may choose to conduct a 
2 pre-application meeting, but one is not required. 
3 B. To initiate a pre-application an applicant shall submit a completed form provided
4 by the City for the purpose along with all the information identified by the form and the 
5 required fee. 
6 C. Upon receipt of a completed form the city planner shall schedule a date and time
7 to conduct a pre-application meeting with the applicant. The city planner may limit the 
8 days and times when a pre-application meeting may scheduled. 
9 D. Within seven days of the pre-application meeting the city planner shall issue a

10 summary of the pre-application review that includes the following information 
11 1. Summary of the application;
12 2. Identify the relevant approval criteria, development standards and other
13 relevant laws and policies;
14 3. Evaluate information supplied by the applicant and identify any changes
15 that may be necessary to comply with the approval criteria and
16 development standards;
17 4. Applicable application fees;
18 5. Public facilities and improvements necessary to serve the development;
19 6. Current Utility connection charges; and
20 7. Physical development limitations.
21 
22 
23 17 .100.060 Determination of Completeness 
24 A. Within 28 days of receiving an application the City shall provide a determination
25 of whether the application is complete for processing. If a determination is not made 
26 within the required 28 days, the application shall be automatically deemed complete. If a 
27 determination is made that the application is incomplete the city shall clearly identify the 
28 necessary materials and set a reasonable time period in which the applicant has to submit 
29 the additional items. Following the submittal of additional items, the city shall notify the 
30 applicant within 14 days whether the application is complete. If the submitted materials 
31 do not address the incompleteness the city may either request the additional information 
32 in the same manner as the first attempt or deny the application pursuant to Section D. 
33 B. An application is complete if it contains the items identified in the specific section
34 related to the action and at a minimum the following materials: 
35 1. A completed application form signed by the owner(s) of the property subject to
36 the application. If the applicant is not the property owner, a signed instrument
37 authorizing the application is required.
38 2. A legal description of the subject property supplied by the Kittitas County, a title
39 company or surveyor licensed in the state of Washington, and a current county
40 assessors map(s) showing the property(ies) subject to the application.
41 3. For applications subject to a Type II, III or IV process, a current assessors map
42 identifying the properties within 300 feet of the subject site along with the names and
43 addresses of the property owners.
44 4. The application fees specified by CEMC 16.48
45 5. All information required by other sections of the code.
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1 C. A determination on the completeness of an application shall be based on the
2 presence of the required materials and shall not be based on differences of opinion as to 
3 the quality or accuracy of the submitted materials. 
4 D. If an application is not fully complete within the time frames specified in Section
5 A, the city shall reject the application and return the submitted materials to the applicant 
6 along with 90% of required fees. 
7 E. A determination of completeness does not prevent the city from requiring
8 additional information or studies that are necessary to fully review the project permit. 
9 

10 17 .100. 070 Type 1 review and decision procedure 
11 The review authority shall approve, approve with reasonable conditions or deny 
12 the application pursuant to the timelines of 17.100.120. A written notice of decision shall 
13 be mailed or otherwise transmitted to the applicant. 
14 
15 17.100.080 Type II review and decision procedure 
16 A. Within 14 days of the date of determination of completeness under 17.100.060,
17 the city shall issue a notice of application consistent with the provisions of 17 .100.100. 
18 B. Following the comment period provided for in the notice of application, the city
19 shall mail to the applicant copies of any comments received. The review authority shall 
20 consider any comments received along with responses by the applicant to those 
21 comments in reviewing the project permits. The applicant shall have 7 days to respond to 
22 the comments submitted. 
23 C. A decision shall be issued subject to the time limitations of 17.100.120, and shall
24 contain: 
25 1. A list of the applicable criteria and standards against which the project was
26 measured.
27 2. Statement of the facts that were found to show compliance with the applicable
28 approval sections.
29 3. The justification and reason for the decision
30 4. The decisions to approve, approve with conditions or deny the application
31 D. Within 7 days of the decision date, the review authority shall issue a notice of
32 decision to the applicant, applicant's representative (if any), property owner, parties of 
33 record and the county assessor. The notice shall include a statement of any SEPA 
34 determination made, any appeal rights and where the complete record may be reviewed. 
35 
36 17 .100.090 Type III Review and Decision Procedure 
37 A. Within 14 days of the date of determination of completeness under 17.100.060 the
3 8 city shall issue a notice of application consistent with the provisions of 17 .100.100. The 
39 notice shall be issued at least 15 days prior to the date of the public hearing. The notice 
40 may contain the date, time and location of the public hearing if scheduled at the time of 
41 the issuance of notice. 
42 B. If a notice of public hearing is not included in the notice of application, at least 15
43 days prior to the public hearing date, a notice of public hearing shall be issued by the city 
44 consistent with the requirements of 17 .100.110. The public hearing should be scheduled 
45 to allow enough time for a decision to be issued within the time limitations of 
46 17.100.120. 
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1 C. At least 14 days prior to the public hearing, the city planner shall issue a staff
2 report describing the project, its consistency with city standards and a recommendation to 
3 approve, approve with conditions or deny the application. The staff report shall be sent 
4 to the applicant and applicant's representative and made available to the public for 

5 review. 
6 D. Public hearings shall be conducted in accordance with the rules of procedure
7 adopted by the review authority and the Open Public Meeting Act, RCW 42.30 as 
8 amended and the following: 
9 I.At the start of the public hearing the review authority shall

10 a. State that testimony will be accepted only if it is applicable to the
11 subjeet matter being reviewed and the development and approval
12 standards.
13 b. State that the review authority must be unbiased in its review and
14 whether the review authority has had any ex parte contact or has any
15 personal and business interest in the application and provide any party the
16 opportunity to challenge the statement.
1 7 c. State whether the review authority has visited the site.
18 d. State that any party that wishes to receive a copy of the decision may
19 do so by identifying their name and address to the review authority by-list.
20 e. Explain the conduct expected at the hearing.
21 2. At the ending of the public hearing the review authority shall announce one of the
22 following actions:
23 a. That the hearing is continued to a date, time and place certain or, if not
24 known, that a notice consistent with the initial notice will be issued; or
25 b. The hearing is closed but the public record will be held open to a time
26 and date certain. The review authority shall also identify a location where
27 written comments are to be submitted and any specific limitations there
28 may be to the type of information that can be submitted; or
29 c. That the hearing and public record are closed to additional submissions
30 and that the application is taken under advisement and a written decision
31 will be issued; or
32 d. That the application is either denied, approved or approved with
33 conditions, a summary of the decision basis and that a written decision
34 will be issued.
35 E. Within 21 calendar days of the close of the public hearing or record, the review
36 authority shall issue a written decision which includes at a minimum: 
3 7 1. A list of the applicable criteria and standards against which the project was
38 measured.
39 2. Statement of the facts that were found to show compliance with the applicable
40 approval sections.
41 3. A statement of the decision along with justification and reason for the decision
42 4. If the decision is to approve the application, any conditions of approval necessary
43 to ensure compliance with applicable criteria.
44 F. Within seven days of receiving the decision the city planner shall mail the
45 decision to the applicant, applicant's representative, if any, property owner, parties of 
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1 record and the county assessor. The notice shall include a statement of any SEPA 
2 determination made, any appeal rights and where the complete record may be reviewed 
3 
4 17.100.100 Type IV Procedure 
5 A. The review and decision procedure for a Type IV application shall be the same as
6 the process outlined in 17.100.090 for a Type III decision with the exception that the 
7 process shall result in a recommendation that will be considered by the City Council at a 
8 closed record hearing. 
9 B. Within seven days of receiving the recommendation from the recommending

10 body the city planner shall forward the recommendation to the City Council and mail the 
11 recommendation to the applicant, applicant's representative, if any, property owner and 
12 parties of record. The recommendation shall include notice of the closed record hearing 
13 of the City Council. 
14 C. The City Council shall consider the recommendation of the review authority at the
15 next available regularly scheduled City Council Meeting or at a special meeting 
16 scheduled to consider the recommendation. 
17 D. The City Council shall review the recommendation at a closed record hearing and
18 shall either; 
19 1. Adopt the recommendation as written.
20 2. Modify the recommendation and make a decision on the project permit
21 application
22 3. Remand the project permit application for the reconsideration of a specific
23 aspect of the project.
24 
25 
26 17 .100.110 Public notice for Type II, III and IV applications 
27 A. A notice of application shall be issued for all Type II, III and IV applications
28 consistent with this section. Notice of application is not required for Type 1 applications. 
29 B. The notice of application shall contain the following information:
30 1. The date of application, the date of notice of completion of the application and
31 the date of the notice.
32 2. The name of the applicant and the name, address and phone number of the
33 contact person.
34 3. The name and telephone number ofa contact person with the city.
35 4. The location and description of the proposed project and a list oflocal permits
36 included in the application.
37 5. The identification of any existing environmental documents that include tl}e
38 proposed project.
39 6. The location and times where the complete application can be viewed.
40 7. A statement of the 14 day public comment period, the right of any person too
41 comment on the application, receive notice of and participate in any hearings,
42 request a copy of the decision, and any appeal rights.
43 8. If known, the date, time, place and type of public hearing if applicable and
44 scheduled.
45 9. A statement of the list of development regulations, if known, which will be
46 used to review the application.
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1 10. A statement of the application type.
2 11. Any other appropriate information determined to be appropriate by the city.
3 C. The notice of application shall be distributed to the following:
4 1. The applicant and applicant's representative
5 2. Owners of property within 300 feet of the subject site. The records of the
6 Kittitas county assessors office or licensed title company shall be used to
7 determine the owners of record of the subject properties. Failure of any one
8 party to receive notices is not grounds for a denial of an application provided a
9 good faith effort was made to accurately distribute notice. A sworn certificate

10 of mailing completed by the person conducting the mailing shall be evidence
11 of the notice being mailed.
12 3. Agencies with jurisdiction
13 D. Notice of application shall be published in the newspaper of general circulation.
14 The notice shall include a brief project description, location, the date, time and place of 
15 the public hearing (if applicable), where and when comments must be submitted by and 
16 where additional information can be obtained. 
17 E. Notice of the application shall be posted in a conspicuous location on the property
18 subject to the application. The notice shall include a brief project description, location, 
19 the date, time and place of the public hearing (if applicable), where and when comments 
20 must be submitted by and where additional information can be obtained. A sworn 
21 certificate of posting shall be completed by the person conducting the posting and 
22 submitted as evidence of the posting. 
23 F. If a hearing is required and not scheduled at the time the notice of application is
24 issued a separate notice of public hearing shall be issued at least 14 days prior to the 
25 public hearing. 
26 
27 17.100.120 Decision Timelines 
28 As a goa� the city shall strive to process and issue a decision on all project permit 
29 applications within 120 calendar days of the date the application was determined to be 
30 complete under 17.100.060. The failure of the city to meet the 120 day goal shall not 
31 result in any penalties or obligations to the city, provided the city was diligent in attempts 
32 to process the application in a timely fashion. If the 120 day time period can not be met 
33 by the city, the city shall notify the applicant in writing of the delay, stating the reasons 
34 why a decision can not be rendered in the required time period. In determining the 
35 number of days that have passed since the determination of completeness, the following 
36 time periods shall not be counted: 
3 7 A. The time during which the applicant has been requested by the city to provide
38 additional information or make changes to submitted materials.
39 B. The time period during which an environmental impact statement is being
40 prepared. EISs shall be completed within one year of the date of the
41 determination of significance, at which time the application shall become null and
42 void.
43 C. An applicant may agree in writing to extend the time in which the review has to
44 make a decision.
45 D. 

46 17.100.130 Appeals 
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1 A. A final decision on a Type II or III decision may be appealed by a party of record.
2 No appeals to the City are permitted for Type I and IV decisions. Further appeals may be

3 authorized to Superior Court or other hearing body as provided by Chapter 36.70C 
4 Revised Code of Washington. Appeals to the City must be filed within 14 days of the 
5 date of issuance of the decision. Appeals shall be in writing and shall cont� at a 
6 minimum, the following information: 
7 1. The case number assigned by the city and the name of the application
8 2. The name and signature of the party or parties filing the appeal including an
9 address and phone number of a contact person

10 3. The specific aspects of the decision which are the subject of the appeal, the
11 legal basis of the appeal based on adopted standards and policies, and the
12 evidence relied on to prove the error.
13 4. The appeal fee pursuant to CEMC 16.48.
14 B. Appeals of Type II decisions shall be heard by Planning Commission or hearing
15 examiner in a de novo hearing. Notice of the appeal and the hearing shall be mailed to 
16 the parties of record and to the parties entitled to notice of the decision on the application 
17 being appealed. Staff shall prepare a report on the points ofthe appeal, a hearing shall be 
18 conducted and a written decision made on the appeal. The decision shall be noticed and 
19 is appealed as if it was a Type III decision. 
20 C. The city council shall consider appeals of Type III decisions. Decisions shall be
21 based on the record established for the Type III hearing including all submitted written 
22 materials, oral arguments, the decision being appealed and the argument on the appeal by 
23 the parties. 
24 1. The city council shall consider the appeal at a closed record public hearing.
25 The city council shall issue a written decision to affirm, reverse, modify or
26 remand the original decision based on the appeal and record of the original
27 decision.
28 2. A notice decision of the city council shall be mailed to parties entitled to
29 receiving notice under CEMC 17 .100.090.F [ notice of decision on type III
30 actions].
31 
32 17.100.140 Development approval timeline 
33 A. Permit approvals shall be valid for the time periods identified in this section
34 unless a project specific development agreement authorized by RCW 36. 70B.170 
35 provides for an alternate approval period. Within the time period the applicant shall 
36 either complete the development or have applied for the necessary construction permits to 
3 7 complete the development. The time period shall be measured from the date of the final 
38 decision, excluding any time period during which the application was under appeal. All 
39 decisions shall include a statement of the time limit and a date upon which the application 
40 terminates. No extensions are permitted unless indicated below. 
41 B. Approval Time periods
42 1. Preliminary subdivisions-Five years
43 2. Site plan reviews - Two years
44 3. Conditional use permits-One year with one 180 day extension
45 4. Building permits- 180 days with one 180 day extension
46 5. Zoning reviews-One year
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1 6. Variances - One year with one 180 day extension
2 7. Additional permit types - One year
3 C. Permitted extensions may only be approved if the applicant can show that
4 circumstances beyond the control of the applicant have prevented action from being 
5 taken. 
6 
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Passed by the City Council of the City of Cle Elum Washin ton at it's regular meeting held 
March 13, 2001. 
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CITY OF CLE ELUM, WASIIlNGTON 

ORDINANCE NO. _ _._( _( b
=->
3
=--

-

AN ORDINANCE relating to land use and zoning, adopting revisions and 
additions to Title 17, the Cle Elum Zoning Code. 

WHEREAS, Title 17 of the Cle Elum Municipal Code contains the zoning 
regulations for the City of Cle Elum; and 

WHEREAS, Title 17 has not been completely reviewed or revised since its 
adoption in 1960; and 

WHEREAS, the City of Cle Elum Planning Commission has developed 
recommended amendments and additions to the code to reflect change conditions, 
implement the Comprehensive Plan and Historic Old Town Cle Elum Subarea Plan, 
correct errors and inconsistencies and to provide additional zoning options in the city; 
and 

WHEREAS, the Planning Commission begin working on the amendments in 
early 2000, conducted a public hearing on May 16, 2001 to take public testimony on the 
proposal and on June 6, 2001 recommend that the City Council adopt the proposed 
amendments and additions, and 

WHEREAS, the Cle Elum City Council conducted a public hearing on July 10, 
200 I to take testimony on the recommendations of the planning commission and 
continued the hearing to allow additional written public testimony and to allow the 
council to deliberate on the proposal; and 

WHEREAS, the Cle Elum City Council finished their deliberations at a special 
meeting on November 29, 2001; and 

WHEREAS, a Determination of Non-Significance for the project was issued by 
the SEPA Responsible Official on April 13, 2001 and is now final; and 

WHEREAS, the citizens of Cle Elum and other affected parties has had ample 
opportunities to provide input to staff, the planning commission and City Council during 
the development, review and adoption of the proposed amendments; and 

WHEREAS, the Cle Elum City Council finds that the proposed additions and 
amendments to Title 17 are within the public interest, will serve to protect the public 
health, safety and welfare, will implement the comprehensive plan, will serve to protect 
neighborhoods and property values and will lead to more consistent application of zoning 
standards within the city, now; therefore: 
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BE IT ORDERED AND ORDAINED BY THE CITY COUNCIL OF THE CITY OF
CLE EL� STATE OF WASIIlNGTON, as follows:
Section 1: Title 17, zoning is hereby amended and updated to read as indicated in
Attachment A
Section 2. Severability. If any section, sentence, clause, or phrase of this resolution
should be held invalid or unconstitutional by a court of competent jurisdiction, such
invalidity or unconstitutionality shall not affect the validity or constitutionality of any
other section, sentence, clause or phrase of this ordinance.
Section 3. Effective Date. This ordinance shall become effective five days following
publication.
Pass�he City Council of the City of Cle Elum Washington at its regular meeting
held / f , 2001. 

APPROVED AS TO FORM ONLY:

Erin L. Anderson, City Attorney
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Chapters: 
17.04 
17.08 
17.12 
17.16 
17.20 
17.24 
17.28 
17.32 
17.34 
17.36 
17.50 
17.56 
17.64 
17.76 
17.80 
17.85 

\ 17.90 

17.100 

17.110 
17.115 
17.120 
17.125 
17.130 

ATTACHMENT A 

TITLE 17 PROPOSED REVISIONS 

ZONING 

General Provisions 
Definitions 
Use districts, maps and boundaries 
Residential 
Multiple family residential 
Old Town Commercial 
Entry Commercial 
General Commercial 
Business Park 
Industrial 
Public reserve area district 
Off street parking and loadings 
Landscaping 
Site and design review 
Conditional Use Permits 
Variances 
Sidewalk display and advertising in commercial and industrial 
zones 
Project permit procedures (already added under separate 
ordinance) 
Building and use permits 
Additions and annexations to city 
Amendments and reclassifications 
Enforcement 
Violation and penalties 
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Sections: 
17.04.010 Title. 
17.04.020 Map adopted. 
17.04.030 8peei&l 11ses. 

Chapter 17 .04 
GENERAL PROVISIONS 

17.04.040030 Uses not designated. 
17.04.0SO Ceeditiee&I uses in undeveloped areas. 
17.04.o,o Cempletwe ef Misting lnaiklieg pr&jeets. 
17.04.070 R-estoFatien ef buildings. 
17.04.030040 Ceetinuatiee ef Nonconforming uses. 
17.04.050 Nonconforming buildings and structures 
17. 04. 060 Nonconfo�ing lots of record 
17.04.090070 Controlling provisions. 
17. 04. 080 Severability 

17.04.010 Title. 
This title shall be known as the "Zoning Ordinance of the city of Cle Elum." (Ord. 545 § 1(1), 

1960) 

17.04.020 Map adopted. 
This title consists of the text hereof together with that certain map identified by the approving 

signatures of the mayor and the city clerk on the title page and marked and designated as "The 
map of the zoning ordinance of the city of Cle Elum," which map is on file in the office of the 
city clerk. The map has been examined by the city council and is adopted as part of this title. The 
title, and each and all of its terms, is to be read and interpreted in the light of the contents of the 
map. In the event of any conflict between the map and the text of this title, the text of this title 
shall prevail. (Ord. 545 § 1(2), 1960) 

17.04.030 Speeial uses. 
Recognizing that there are certain uses of property that may not be detrimental. to the public 

health, safety, morals aad general. v.r.elfare, depending on the facts of each particular case, such 
uses may be allowed, even though nonconforming, upon special permit from the city council. 
Any such permit may be conditioaal or contain limitatioas, and may be terminated upon a 
finding by the city council that any such conditions or limitations have been violated. (Ord. 5 4 5 § 
8(2), 1960) 

17.04.94GOJO Uses not designated. 
The Planning Director city council may permit in a district any use not described in this title 

which is deemed by the Planning Director council to be in general keeping with the uses 
authorized in such district and are is consistent with the provisions of the Comprehensive Plan. 
Such decisions by the Planning Director may be appealed per provisions of 17.100.120. (Ord. 
545 § 8(3), 1960) 

17.04.0SO Coeditioesl uses in undeveloped areas. 
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CITY OF CLE ELUM, WASIIlNGTON 

ORDINANCE NO._...a....l _[ b
=--
3
=--

-

AN ORDINANCE relating to land use and zoning, adopting revisions and 
additions to Title 17, the Cle Elum Zoning Code. 

WHEREAS, Title 17 of the Cle Elum Municipal Code contains the zoning 
regulations for the City of Cle Elum; and 

WHEREAS, Title 17 has not been completely reviewed or revised since its 
adoption in 1960; and 

WHEREAS, the City of Cle Elum Planning Commission has developed 
recommended amendments and additions to the code to reflect change conditions, 
implement the Comprehensive Plan and Historic Old Town Cle Elum Subarea Plan, 
correct errors and inconsistencies and to provide additional zoning options in the city; 
and 

WHEREAS, the Planning Commission begin working on the amendments in 
early 2000, conducted a public hearing on May 16, 2001 to take public testimony on the 
proposal and on June 6, 2001 recommend that the City Council adopt the proposed 
amendments and additions, and 

WHEREAS, the Cle Elum City Council conducted a public hearing on July 10, 
200 l to take testimony on the recommendations of the planning commission and 
continued the hearing to allow additional written public testimony and to allow the 
council to deliberate on the proposal; and 

WHEREAS, the Cle Elum City Council finished their deliberations at a special 
meeting on November 29, 2001; and 

WHEREAS, a Determination of Non-Significance for the project was issued by 
the SEPA Responsible Official on April 13, 2001 and is now final; and 

WHEREAS, the citizens of Cle Elum and other affected parties has had ample 
opportunities to provide input to staff, the planning commission and City Council during 
the development, review and adoption of the proposed amendments; and 

WHEREAS, the Cle Elum City Council finds that the proposed additions and 
amendments to Title 17 are within the public interest, will serve to protect the public 
health, safety and welfare, will implement the comprehensive plan, will serve to protect 
neighborhoods and property values and will lead to more consistent application of zoning 
standards within the city, now; therefore: 
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BE IT ORDERED AND ORDAINED BY THE CITY COUNCIL OF THE CITY OF
CLE ELUM,, STATE OF WASHINGTON, as follows:
Section l: Title 17, zoning is hereby amended and updated to read as indicated in
Attachment A
Section 2. Severabilitv. If any section, sentence, clause, or phrase of this resolution
should be held invalid or unconstitutional by a court of competent jurisdiction, such
invalidity or unconstitutionality shall not affect the validity or constitutionality of anyother section, sentence, clause or phrase of this ordinance. 
Section 3. Effective Date. This ordinance shall become effective five days following
publication.
Passrhe City Council of the City of Cle Elum Washington at its regular meeting
held I I , 2001. 

APPROVED AS TO FORM ONLY:

Erin L. Anderson, City Attorney
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Chapters: 
17.04 
17.08 
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17.34 
17.36 
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17.56 
17.64 
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17.85 

\ 17.90 

17.100 

17.110 
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ATTACHMENT A 

TITLE 17 PROPOSED REVISIONS 

ZONING 

General Provisions 
Definitions 
Use districts, maps and boundaries 
Residential 
Multiple family residential 
Old Town Commercial 
Entry Commercial 
General Commercial 
Business Park 
Industrial 
Public reserve area district 
Off street parking and loadings 
Landscaping 
Site and design review 
Conditional Use Permits 
Variances 
Sidewalk display and advertising in commercial and industrial 
zones 
Project permit procedures (already added under separate 
ordinance) 
Building and use permits 
Additions and annexations to city 
Amendments and reclassifications 
Enforcement 
Violation and penalties 
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Sections: 
17.04.010 Title. 
17.04.020 Map adopted. 
17.04.030 Speeial uses. 

Chapter 17.04 
GENERAL PROVISIONS 

17.04.040030 Uses not designated. 
17.04.0eO Cenditienal uses in undeveloped areas. 
17.04.0(;0 Cempletiea ef existieg building prejeets. 
17.04.070 R-esteratiee ef buildings. 
11.04.930040 Centinuatien of Nonconforming uses. 
17. 04. 050 Nonconforming buildings and structures 
17. 04. 060 Nonconf �ing lots of record 
17.04.990070 Controlling provisions. 
17. 04. 080 Severability 

17.04.010 Title. 
This title shall be known as the "Zoning Ordinance of the city of Cle Elum." ( Ord. 545 § 1(1), 

1960) 

17.04.020 Map adopted. 
This title consists of the text hereof together with that certain map identified by the approving 

signatures of the mayor and the city clerk on the title page and marked and designated as "The 
map of the zoning ordinance of the city of Cle Elumt which map is on file in the office of the 
city clerk. The map has been examined by the city council and is adopted as part of this title. The 
title, and each and all of its terms, is to be read and interpreted in the light of the contents of the 
map. In the event of any conflict between the map and the text of this title, the text of this title 
shall prevail. (Ord. 545 § 1(2), 1960) 

17.04.030 Speeial uses. 
R-0cogniz.mg that there are certain uses of property that may not be detrimental to the public 

health, safety, morals and general. welfare, depending oa the facts of each particular case, such 
uses may be allowed, evea though aoaeonformiag, upoa special pernHt from the city couacil. 
Any such permit may be conditional or contain limitations, and may be terminated upon a 
finding by the city council that any such conditions or limitations have been violated. (Ord. 5 4 5 § 
8(2), 1960) 

17 .04.040030 Uses not designated. 
The Planning Director city council may permit in a district any use not described in this title 

which is deemed by the Planning Director coUHcil to be in general keeping with the uses 
authorized in such district and are is consistent with the provisions of the Comprehensive Plan. 
Such decisions by the Planning Director may be appealed per provisions of 17.100.120. (Ord. 
545 § 8(3), 1960) 

17.04.050 Conditional uses in unde¥eleped areas. 
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The eity eouncil may permit condit.ioftal uses, for aot more than two year periods, which a.re 
ooneonfonning, iR \ffideT;eloped seetioBs of the eity. (Ord. 545 § 8(4), 1960) 

17.94.0liO Cempletien ef existing building pFejeets. 
Nothmg eoatained iR this title sh.all reqaire any ehange iB. the plans, constructioa or designated 

or intended use of a buildiag O£ 13remises, for whieh a buildiag f)ermit has heretofore beeR 
isStied, or plans for ·.vhieh a.re aow on :file yfith the building iaspeetor, am:I a pennit for the 
ereetioR of which. is isSlled within one m.oath of the aclo13tion of the ordinaRee codified in this 
title, and the eonstreetion of ''<;';rhieh iB either ease ha5 hegun and heen diligeBtly prosecuted 
withiR oae moath ,of the adoption of the ordinance codified ifl this title, and v.ilich buildiftg is 
eatirely completed according to such plans as :tiled vAthia oae year from the adoption of the 
ordinance codified in this title. (Ord. 545 § 10(1), 1960) 

17.04.070 Restemtiee ef huildiegs. 
Nothmg in thls title shall �reveRt the restoratioa ofa building withm a period ofoRe year from 

the date of its destruction whieh has been partly destroyed by fire or other eause, subsequent to 
the passage of the ordinance codified in this title, or prevent the eoHtiauanee ofthe use ofsueh 
buildiRg whea restored; but such. restoration and eoatiRuaRee of use shall be subject to existing 
and fuwre restrictious imposed ay other ordinanees of the city. (Ord. 545 § 10(2), 1960) 

17.04J}89040 Continuatiee ef Nonconfonning Uses. 
The lawful use of any building, structure, land or sign in existence the land aa.d buildings 

existing at the time of the passage of the ordinance codified in this title, although such use does 
not conform to the provisions of this title, may be continued subject to the limitations of this 
section. ;but if such nonconforming use is discontinued for a _period of oue year or more, � 
further use of sueh lanEis aRd premises anEl buikiings shaY form he m conformity with the 
pro'lisions of this title. 

A. Expansion -. No existing building, structure or land devoted to a nonconforming use shall be
expanded, enlarged. reconstrocted, intensified or structurally altered unless the use thereof is
changed to a use permitted in the zoning district in which the building, strocture, or land is
located

B. Change - When authorized by the Planning Director, a nonconforming use may be changed
to a use of a like nature or use that is more in conj ormance with the existing regulations ..

C. Extension - When authorized by the Planning Director, a nonconforming use may be
extended throughout those parts of a building which were manifestly designed or arranged
for such use prior to the date when such use of the building became nonconforming, if no
stroctural alterations except those required by law are made therein.

D. Discontinuance - When a nonconforming use of land or a nonconforming use of all or part of
a structure is discontinued or abandoned for a period of one (1) year, such use shall be
considered abandoned and lose its nonconforming status. Normal seasonal cessation of use,
or temporary discontinuance for purposes of maintenance or improvements, shall not be
included in determination of the one-year period of discontinuance.

E. Reversion - If a nonconforming use is changed to a permitted use, the nonconforming use
shall not be resumed

2 
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F. Residential Exception - Legally established residential uses located in any residential zoning
district and in existence at the time of this regulation, shall not be deemed nonconforming in
terms of density provisions and shall be a legal use.

17. 04. 050 Non Conforming Buildings and Structures
A building or structure in existence at the time of the passage of the ordinance codified in

this title, although such use does not conform to the provisions of this title, may be maintained 
subject to the limitations of this section. 
A. Expansion -A nonconforming strocture may not be changed, altered, replaced, added to or

expanded in any manner unless such change or alteration does not increase the degree of
non-conformity or would bring the structure into conformUy with provisions of the zoning
code.

B. Repair - Such repair and maintenance work as required to keep the strocture in sound
condition may be mad_e, provided no structural alterations shall he made except such as are
required by law qr ordinance or authorized by the Planning Director. In case damage or
destruction by fire or other causes requiring expenditures for repair in excess of one-half of
the assessed value as shown on the County Assessor's records immediately prior to
destruction, the structure or stn,ctures shall not be re/milt unless they conform to all
requirements of the zoning code. Damage of less than one-half of its value shall be repaired
within one year of the damage occurring or the legal non-conforming status will be lost.

C. Any nonconforming structures shall be maintained in useable condition or the non­
conj arming status shall be lost.

17. 04. 060 Non-conforming Lots of Record
A. Residential Districts - In any residential district in which single-family dwellings are

permitted, a single-family dwelling and customary accessory buildings may be erected on
any single lot of record, notwithstanding limitations imposed by other provisions of this title.
Such lot must be in separate ownership and not of continuous frontage with other lots in the
same ownership. This provision shall apply even though such lot fails to meet the
requirements for area or width that are generally applicable in the district, provided that
yard dimensions and requirements (other than those applying to area or width) shall
conform to the regulations for the district in which such lot is located

In all residential zoning districts, if two (2) or more lots or combinations of lots and portions 
of lots with continuous.frontage are of record prior to May 23, 1960, and if all or part of 
the lots do not meet the minimum requirements established for lot width and area, the land 
involved shall be considered to be an undivided parcel for the purposes of this title, and no 
portion of the parcel shall be used or sold in a manner which diminishes compliance with the 
lot width and area requirements established by this title, nor shall any division of any parcel 
be made which creates a lot with width or area below the requirements stated in this title. 

B. Other Districts - In any other district, permitted bui/ding1 and structures may {Je constructed
on a nonconforming lot of record, provided lot coverage, yard, landscaping and offstreet
parking requirements are met. Such lot must be in separate ownership and not of continuous
frontage with other lots in the same ownership. If all or part of the lots do not meet the
minimum requirements established for lot width and area, the land involved shall be 
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co11Sidered to be an undivided parcel for the purposes of this title, and no portion of the 
parcel shall be used or sold in a manner which diminishes compliance with the lot width and 
area requirements established by this title, nor shall any division of any parcel he made 
which creates a lot with width or area below the requirements stated in this title. 

17.04.999070 Controlling provisions. 
The provisions of this title slzall be held to be minimum requirements. Where this title imposes 

greater restrictions than are imposed by other chapters, laws, rules, or regulations, the provisioris 
of this title shall control. Where this title imposes lesser restrictions that are imposed by other 
chapters, laws, ndes or regulations, the provisions of the more restrictive title shall control 
(Ord. 545 § 8(1), 1960) 

17. 04. 080 Severability
If any provision of this or_dinance or its application to arry person or circumstance is held
invalid, the remairu:i(tr of the ordinance or the application of the provision to other persons or
circumstances is not affected.
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Chapter 17.08 
DEFINITIONS 

Sections: 
17.08.010 Generally. 
17.08.020 Accessory use or building. 
17. 08. 023 Adjacent 
17.08.025 Adult Family Home 
17.08.030 Alley. 
17.08.040 ApaFtmeet h.euse. 
17.08.050 Auto eeuFt er metel. 
17. 08. 040 Bed and Breakfast Guesthouse 
17 .08.9'0. 050 Boardinghouse. 
17.08.Dm.060 Business. 
17.08.QSG.070 Building .. 
17. 08. 090 Conditional· Use 
17. 08.100 Day Care Center 
17. 08.110 Day Care, Family 
17.08.120 Dripline 
17.08.130 Duplex 
17.08.140 Dwelling Unit 
17.08.090150 Dwellings, multiple unit. 
17.08.100160 Dwellings, single-family. 
17.08.110 Established grade. 
17 .08.llOl 70 Family. 
17 .08.!M)l 80 Front property line. 
11.08.-140190 Garage, private. 
17.08.150 Garage, puhlie. 
17.08.200 Group Home 
11.08.1@210 Height of building. 
17.08.220 Home Occupation 
17.08.-1-+0230 Hotel. 
17.08.240 Kennel 
17.08.180 Ladginghause. 
17.08.100250 Lot. 
11.08.W0260 Lot, corner. 
17.08.2-10270 Lot line. 
17. 08.280 Lot of Record, Nonconforming 
17. 08.290 Manufactured Home 
17.08.300 Mobile Home 
11.08.�310 Nonconforming use. 
17. 08.320 Retirement Residence 
l 1.08.�330 Setback. 
17. 08.340 Stacking Space 
11.08.249350 Story. 
11.08.™360 Street. 
17. 08.370 Structure 
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17.08.380 Tree 
17.08.390 Use 
17.08.400 Variance 
17.08.410 Visual Screen 
17 .08.U0420 Front yard. 
17.08.�30 Rear yard. 
17.08.�40 Side yard. 

17.08.010 Generally. 
For the purpose- of this title, words used in the present tense include the future; words in the 

singular number include the plural, and words in the plural include the singular number; and 
words not defined shall be construed as defined in the building code ordinances of the city, if 
defined therein, and if not defined therein shall be given their ordinary and usual meaning. (Ord. 
545 § 2(1). 1960) 

17.08.020 Accessory use or building. 
"Accessory use or building" means a subordinate use or building customarily incidental to and 

located upon the same lot occupied by the main use or building. (Ord. 545 § 2(2), 1960) 

17.28.023 Adjacent 
"Adjacent" means adjoining with a common boundary line; except that where two (2) or more 
lots adjoin only at a corner or corners. they shall not be considered as abutting unless the 
common property line between the two (2) parcels measures more than eight (8) in a single 
director. Properties separated by a public right-of-way of twenty (20) feet or more are not 
considered adjacent. 

17.08.025 Adult Family Home 
"Adult Family Home' means the regular family abode of a person or persons who are 

providing personal care, room and board, under a license issued pursuant to RCW 70.128. 060, 
to more than one but not more than four adults who are not related by blood or marriage to the 
person providing the services; except that a maximum of six adults may be pennitted if the 
Washington State Department of Social and Health Services detennines that the home and the 
provider are capable of meeting standards and qualifications provided for the law (RCW 
70.128.060). 

17.08.030 Alley. 
"Alley" means a street or public way which affords only secondary means of vehicular access 

to an interior boundary of one or more lots. and is not designated for general traffic circulation. 
abutting property. (Ord. 545 § 2(3), 1960) 

17.08.049 1\partment house. 
"A.partment house" means a building or t)Ortion thereof esed or intended to be used as the 

home of three or more families or householders li1v",ng independent of each other. (Ord. 545 § 
2(4), 1960) 

17J)8J)50 Auto eourt or motel. 
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"Auto eourt or motel" means a building or buildings oeeupied or intended to be oeeupied as a 
temporary abiding plaee of individuals for cempeRS6ti0l'l, and where JJrovisioa. is made for 
pa-rkmg of ears in or adjaeent thereto. (Ord. 545 § 2(5), 1960) 

17. 08. 040 Bed and Breakfast Guesthouse
"Bed and Breakfast Guesthouse" means an owner-occupied single-family residential dwelling
which provides transient rental lodging limited to four guest rooms or less.

17.08.060050Boardinghouse (or Lodginghouse). 
"Boardinghouse::.' or "Iodginghouse" means a building other than a hotel, dwelling where 

lodging, with or without meals, for five or more persons not members of the same immediate 
family are served is provided for compensation. (Ord. 545 § 2(6), 1960) 

17.08.0+9060 Busin�ss. 
''Business" or "commerce," when used in this title, mean engaging in the purchase, sale, 

barter, rendering or exchange of goods, wares, services or merchandise; also, the maintenance or 
operation of offices or recreational or amusement enterprises. (Ord. 545 § 2(7), 1960) 

17.08.080070 Building. 
''Building" means any structure or edifice having a roof and intended for occupancy or use of 

persons or animals or as a housing place or as a storage place for any object or thing. When 
separated by a division wall without opening, each portion of such building shall be deemed a 
separate building (except as may be provided in a possible section of this title on exceptions). 
(Ord. 545 § 2(8), 1960) 

17.08.090 Conditional Use 
"Conditional Use" means a use that would not be acceptable without restrictions through out 

a zoning district and is not permitted by right within a zoning district. but which may be 
permitted subject to meeting certain conditions contained in this title or as may be determined 
during the review process .. 

17. 08.100 Day Care Center 
"Day Care Center" means a facility providing regularly scheduled care for a group of thirteen 

or more children. within a one month of age through twelve years of age range, exclusively. for 
periods less than twenty-four hours. Preschools are considered day care centers for City land 
use regulation purposes. 

17. 08.110 Day Care, Family 
"Day Care, Family" means a licensed day-care which regularly provides day care for not 

more than twelve children in the provider's home in the family living quarters . 

• 

17.08.120 Dripline 
"Dripline " means a imaginary circle drawn at the ground surf ace directly under the outermost 

branches of a tree. 
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''Public garage" means any · premises used for the storage or housing of more than three 
self propelled vehicles, or where sueh vehicles are repaired, sold or kept for hire. (Ord. 545 § 
2(16), 1960) 

17.08.200 GroupHome 
"Group Home" means a dwelling unit liceT1Sed by the State of Washington in which rooms or 
lodging, with or without meals, are provided for nine or fewer non-transient persoTIS not 
constituting a single household, and requiring specialized care due to sensory, mental or 
physical disabilities, provided that this shall not apply to a residence used for the placement of 
individuals who have been convicted of a crime or juvenile offense or have gone through some 
form of diversion proceedings either as an adult or juvenile offender. 

17.08.1'0210 Heigh.t of building. 
"Height of building" means the vertical distance at the eeHter ofa bt:Jildmg's prineipal front, 

measured fiom the established grade to the highest poiat of the roofaeams m the ease of flat 
roofs, to the decldine of mansard roofs or to the center height between eaves and ridges for 
gable, hip or gambrel roofs. For b\:Hldmgs set aack fiom the street lifle, the height may be 
measured for the average elevation of the finished grade along the front of the building. Means 
the vertical distance from the adjoining grade to the highest point of the coping of a flat roof or 
the deck line of a mansard roof or the highest point of a pitched or hipped roof The adjoining 
grade shall be measured at a point five feet horizontally from the building wall when such 
ground surfaee is not more than ten feet above the lowest grade on the property. If the lowest 
grade is more than ten feet below the adjoining grade, height shall be measured from a point ten 
fee above the lowest grade.(Ord. 545 § 2(17), 1960) 

17.08.220 Home Occupation 
"Home Occupation" means a lmsiness activity which results in a product or service and is 

conducted in whole or in part on a residential premises and is clearly subordinate to use of the 
premises as a residence. 

17 .08.1-10230 Hotel (or Motel). 
"Hotel" or "motel" means a building occupied as a more or less temporary abiding plaee of 

designed or used for the transient rental of five or more units for sleeping purposes. A central 
kitchen and dining room and accessory shops and services catering to the general public can be 
provided Not included are institutioTIS housing persons under legal restraint or requiring 
medical attention or more individuals who are lodged v.ith or vlithout meals, there being 
normally no individual kitchen facilities. (Ord. 545 § 2(18), 1960) 

17. 08. 240 Kennel 
"Kennel" means an establis}fment liceT1Sed to operate a facility housing more than three dogs or 
cats and more than one litter of unweaned pups or kitteTIS, or other hausehold pets and where 
grooming, breeding, boarding training, or selling of animals is conducted as a business or 
hobby. 

· · 
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17.08.130 Duplex 
"Duplex

,, 
means s single structure containing two dwelling units, either side by side or above 

one another. 

17.08.140 Dwelling Unit 
"Dwelling Unit" means a single unit providing complete, independent living facilities for not 

more than one family and permitted roomers and boarders, including permanent provisions for 
living, sleeping, eating, cooking and sanitation. A mohile or manufactured home, apartment, 
condominium, townhouse, single-family detached house, or accessory dwelling unit is 
considered to be a-dwelling unit. 

17.08.090150 Dwelling, multiple-unit. 
''Multiple-unit dwelling" means a residential building arranged or designed to be occupied by 

three (3) or more families, with the number of families in residence not exceeding the number of 
units provided mo� than oae but HOt more than two families. (Ord. 545 § 2(10), 1960) 

17 .08.100160 Dwellings, single-family. 
"Single-family dwellings" means a building arranged or designed to be occupied by not more 

than one family. (Ord. 545 § 2(9), 1960) 

17.08.110 Established gFade. 
''Established grade" means the curbline grade at the front lot line as established by the city. 

(Ord. 545 § 2(11), 1960) 

17 .08.n()J 70 Family. 
''Family'' means one or more persons occupyiflg premises as a single housekeeping unit. (Ord. 

545 § 2(12), 1960) "Family" means an individual or two or more persons related by blood or 
marriage; eight or fewer non-related residents, living together as a single non-profit 
housekeeping unit; or eight or fewer related and non-related persons. For purposes of this 
definition, minors living with parents sliall not be counted as part of the maximum number of 
residents. 

17.08.l.JOJ80 Front property line. 
''Front property line" means the property line tliat is adjacent to a public or private street 

more than 21 feet in width, except that the Interstate 90 right-of-way shall not be considered a 
front property line. Where there is more than one adjacent public or private street more than 21 
feet in width, the property lines adjacent to both streets shall be considered front property lines-:­
the front property line as shown upon the official plat of the property. (Ord. 545 § 2(14), 1960) 

17 .08.149190 Garage or carport, private. 
''Private garage or private carport" means a garage or carport with the capacity for not more 

than three self-propelled vehicles and used for storage only. (Ord. 545 § 2(15), 1960) 

17.08.150 C�Fag� puhlie. 
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17.98.180 Ledgiogheuse. 
'"Ledgmghoase" means a ewldiB.g, other than. a hotel; 1,vhere lodging for fi:r..,e or more persoas 

is provided for eompeasatioa. (Oro. 545 § 2(19), 1960) 

17.08.199250 Lot. 
''Lot" means land oeeupied er to be oeeupied ey a buikliflg ana its aceessory euildings, 

meluding Slieh opeB spaees as are required l:IBder this title, ana ha·ABg frontage upoa a street or 
alley. (Ord. 545 § 2(20), 1960) a fractional part of divided/ands having.fixed boundaries, being
of sufficient area and dimension to meet minimum zoning requirements for width and area, and 
fronting on an improved public street or an approved private street. 

17 .08.l00260 Lot, corner. 
"Comer Corner lot'' means a lot of which at least two adjacent sides abut for their full length 

upon a street. (Ord. 545 § �(21), 1960) 

17.08.M0270 Lot line. 
"Lot line" ·means the line bounding a lot as defined in the deed or official plat. (Ord. 545 § 

2(22), 1960) 

17. 08.180 Lot of Record, nonconforming ,_ ..
"Nonconforming lot of record" means any validly recorded lot which at the time it was recorded

fully complied with the applicable laws and ordinances but which does not fully comply with the
lot requirements of this title.

17. 08.290 Manufactured Home
"Manufactured Home" means a detached residential dwe//ing unit fabricated at a factory in

accordance with the standards of the Federal Manufactured Home Construction and Safety 
Standards (HUD Code effective on June 15, 1976) and designed for transportation on its own 
chassis to a building site for permanent occupancy with a permanent foundation. Manufactured 
homes must be a minimum of 720 square feet in size, shall be a minimum of 20 feet wide and 
shall be transported to the site in at least two sections. 

17.08.300 Mobile Home 
"Mobile Home,, means a transportable residential structure fabricated at a factory not in 

accordance with the Uniform Building Code nor with the standards of the Federal Aianufactured 
Home Construction and Safety Standards (HUD Code enacted on June 15, 1976), and designed 
for transportation on its own chassis. !vlobile Homes within the City of Cle Elum are considered 
non-conforming stmctures. 

11.08.:229310 Nonconforming use/structure. 
''Nonconforming use" means a building or land occupied by a use that does not conform with the 
regulations of the district in which it is situated but which was established in conformance with 
all applicable regulations in existence at the time of its establishment. (Ord. 545 § 2(23), 1960) 

17. 08.320 Retirement Residence 
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"Retirement Residence" means a building or group of buildings which provides residential 
facilities for more than five residents sixty-two years of age or more, except for spouses of such 
residents for whom there is no minimum age requirement. A retirement residence may provide a 
range of type of living units and may also provide food service, general health care supervision, 
medication services, housekeeping services, persoruzl services, recreation facilities, and 
transportation services for its residents. Individual living units (suites) may include kitchens. 
Retirement residences may also include a skilled nursingfaciHty provided that the number of 
nursing beds shall not exceed twenty-five (25) percent of the total number of suites. Facilities 
with more than 25% of the suites having nursing beds shall be considered a 
co11Valescentlnursirlg center. Suites within a retirement residence shall contain an average of 
two beds or less. 

17.08.�330 Setback. 
"Setback" means the minimum horizontal distance between the street line B:fl:d front line of the 

building or any projeetioa ·thereof; exeluding steps and f)Orehes aot over forty two inches high 
nor exceeding tea pereeat hy area of the huilding grouad SJ)aee. (Ord. 545 § 2(24), 1960) a 
structure and a specified line such as a lot, easement, or buffer line that is required to remain 
free of structures. 

17. 08.340 Stacking Space
"Stacking Space" means the space specifically designated as a waiting area for vehicles whose

.occupants will be patronizing a drive-in business. Such space is considered to be located
directly alongside a drive-in window, facility or entrance used by patrons and in lanes leading
up to the service window.

17.08.�350 Story. 
"Story" means that portion of a building included between the surface of any floor and the 

surface of the floor next above it, or if there is no floor above it, then the space between such 
floor and the ceiling next above it. (Ord. 545 § 2(26), 1960) If the finished floor level directly 
above a basement, cellar or unused underfloor space is more than six (6) feet above grade for 
more than fifty(50) percent of the total perimeter or is more than twelve (] 2) feet above grade at 
any point, such basement, cellar pr unused underfloor space shall be considered as a story. 

17.08.�360 Street. 
"Street" means a public or private thoroughfare which affords principal means of access to 

abutting property. (Ord. 545 § 2(25), 1960) 

17.08.370 Structure 

"Structure" means anything permanently constructed in or on the ground, or over the water, 
excluding fences less than six (6) feet in height. decks less than 18 inches above grade, paved 
areas, and structural or non-structural fill. 

17. 08.380 Tree

"Tree" means a plant listed as a tree in the most recent edition of Sunset Western Garden Book
and Hortus Third 
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17.08.390 Use 
"Use " means an activity or .function carried out on an area of land, or in a building or structure 
located thereon. Any use subordinate or incidental to the primary use on a site is considered an 
accessory use. 

17. 08.400 Variance
"Variance" means a modification to numerical standards of this title when authorized by the
City Council after finding that the literal application of the provisions of this title would cause
undue and unnecessary hardship in view of certain facts and corulitions applying to a specific
parcel of property.�

17. 08. 410 Visual Screen
"Visual Screen" means landscape plantings which .function as a full visual barrier within three

years of time of planting. 

17 .08.UQ-420 Yard, front. 

"Front yard" means an open unoccupied space in the same lot with a building, between the 
front line of the building (exclusive of steps) and the front property line. (Ord. 545 § 2(13), 
1960), including the full width of the lot to its side line. 

17 .08.1r+0430 Yard, rear. 

''Rear yard" means an open unoccupied space on the same lot with a building between the rear 
line of the building ( exclusive of steps, porches and accessory buildings) and the rear line of the 
lot. (Ord. 545 § 2(27), 1960), including the.full width of the lot to its side lines. 

17-08.�40Yard, side.

"Side yard" means an open unoccupied space on the same lot with a building between the
sidewall of the building and the side lot line of the same lot. (Ord. 545 § 2(28), 1960), extending 
from front yard to rear yard 
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Chapter 17 .12 
USE DISTRICTS, MAP AND BOUNDARIES 

Sections: 
17.12 010 
17.12.929 
17.12.020 
17.12.049 

Use Districts established. 
OwneFShip divided by a distriet boundary 
Boundaries and determination 
Map at varianee with existing layout 

17.12.010 Use-Districts established. 
For the purpose of this title the city is divided into feHf zoning districts as follows: 
R - Residential. Single-Family District 
RM - Residential, Multi-Family District 
C Commercial District 
OTC - Old Town Commercial District 
EC - Entry Commercial District 
GC - General Commercial District 
BP - Business Park District 
I - Industrial District 
P - Public Reserve Area District 
PMU - Planned Mixed Use District 

17.12.029 OwueFShip di·lided by a distriet boundary. 
If a district boundary line cuts a property haVing a single ovmership as of record at the time of 
passage of the ordinance codified m. this title, or a the time of establishment of future district 
boundary lines or changes therein; all such property may take the least restrictive classification, 
provided that the property is all cm1tiguous , all comprises one unit, and is all developed as one 
unit:-

17 .12.020 OJO Boundaries and determination. 
The boundaries of the various districts shall be shown on the use and area official zoning maps 
accompanying and made a part of this title. The official zoning use and area maps area on file in 
the office of the city clerk, and shall be available for inspection by the public at all reasonable 
times. The district boundaries are, unless otherwise indicated, the centerlines of streets or alleys 
or the lot line as shovm on the maps. ',¥here the location of the boundaries in such district, as 
indicated on these maps, is showfl to be other than street, alley or lot Im.es, then the boundary 
shall be construed to be one hundred twenty fuet distant from and parallel ·with the frontage street 
line, unless sho'vm to be othenvise by distance in figures. 

When uncertainty exists as to the boundaries of districts as shown on the official zoning map, the 
fallowing rules shall apply: 

A. Boundaries indicated as approximately following the centerlines of streets, highways
or alleys shall be construed to follow such lines. 
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B. Boundaries indicated as approximately following platted lot lines shall be construed
as following such lot lines. 

C. Boundaries indicated as approximately following city limits shall be construed as
foil owing city limits. 

D. Boundaries indicated as following railroad lines shall be construed as to be midway
between the main tracks. 

E. Boundaries indicated as following shorelines shall be construed to follow such
shorelines, and in the event of change in the shoreline shall be construed as moving with the 
actual shoreline. Boundaries indicated as approximately following the centerlines of streams, 
rivers or other bodies of water shall be construed to follow such centerlines. 

F. Boundaries indicated as parallel to or extensions of features indicated in subsections
A through E of this section shall be so construed Distances not specifically indicated on the 
official zoning map shall be determined by the scale of the map. 

G. Where physical or cultural features existing on the ground are at variance with those
shown on the official zoning map, or in other circumstances not covered by subsections A 
through E of this section, the Planning Director shall interpret the district boundaries. 

17.12.040 Maps at varianee with existing layout. 
\Vhere the street layout aetually on the ground varies from that shown on the use distriet maps, 
the designations shown on the maps shall be applied by the planning commission, city council 
and city officers to the street as aetually laid out, so as to carry oet the Hi.tent aBd purpose of the 
zoning plan of that district. 
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Sections: 
17.16.005 
17.16.010 
17.16.020 
17.16.030 
17.16.040 
17.16.050 
17.16.060 
17.16.070 
17.16.080 
17.16.090 
17.16.100 

Chapter 17.16 
R - Residential District 

Purpose 
Outright Permitted Uses 
TFailers Uses Requiring Administrative Site Plan Review 
Uses Requiriug A.:pprtWal by City Couueil Conditional Uses 
Front Yard 

Rear Yard 
Side Yard 
Site Area 
Height Limit 
Buildiug 14 

.. rea Lot Coverage 
Home Occupations 

17.16. 005 Purpose 
The purpose of the Residential district is to create and maintain stable and attractive residential 
neighborhoods, while providing diversity in housing types and maintaining affordable housing. 
Residential zones should also protect sensitive natural areas, provide for the efficient use of land 
and public services, and provide appropriate vehicular and pedestrian access. 

17.16.010 Permitted Uses 
In a R district or residential district no building or premises shall be used, and no building shall 
hereafter be erected, moved into the district, or structurally altered, unless otherwise provided in 
this title, except for one or more of the following uses: 

A. One single-family dwellings per legal lot of record (including manufactured homes)
and duplexes with not more than one duplex per street frontage per block,
B. Accessory buildings, such as are ordinarily appurtenant to single-family dwellings,
including but not limited to, a private workshops, private greenhouses, parking for
private recreational vehicles and trailers, and a private garage of not more than three
tWe-car capacity, when located not less than sixty feet from the front line, unless attached
to or within the dwelling and set back five (5) feet from the face of the main building. In
no case shall an accessory buildings(s) exceed the size of the primary building on site.
Where a lot is served by an alley, all on-site parking or garages shall be accessed only
from the alley.
C. signs Hot e�rneecling Six square feet in area pertaining to the leasing, rental or sa-le of
the building or premises on ·.vhieh the sign. is located.
D. Trailers Trailers shall be kept or allowed to remain in a residential district only whefl
stored in an accessory buildiag on the premises; prov�ded� that unoccupied house trailers
may be stored in the rear or side yard only.
E. Accessory Dwelling Units, provided;
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Only one accessory dwelling unit is permitted per lot; 

The accessory unit shall not be larger than 50% of the living area of the primary 
residence; 
One additional off-street parking space is provided, and;
Either the primary unit or the accessory unit is occupied by the owner of the 
property. 

F. Adult Family Homes and Group Homes as required and meeting minimum State
requirements

G. Home Occupations engaged in by individuals living in the residence, subject to the
limitations in this title.

H. Family Day Care as required and meeting minimum State requirements

17.16.020 Uses Requiring Site and Design Review 
All uses specified in· Chapter 17. 76 are subject to Site and Design Review. In addition 
the following activities shall be subject Site and Design Review. 
A. Parks and playgrounds (including park buildings) subject to the following limitations:
1. Adequate off-street parking shall be provided if the park is not a neighborhood
facility;
2. Lighting for structures and.fields shall be directed away from residential areas;
3. The bulk and scale of structures shall be compatible with the residential character
of the area;
4. Stroctures and service yards shall be set back a minimum of 50 feet from property
lines if possible. but in no case less than the required setbacks of the residential zone:

17.16.030 Uses �qui!i&g AppFe'•.,ral by the City Ceuneil Conditional Uses 
The following purposes and uses of buildings shall be allowed only upon due proof of the 
satisfaction. of the City that they will not be detrimen.ta-l to the adjaeen.t an.d surroundiH.g property, 
upoa eoaseat and approval of the City C0\:lneil approval a Conditional Use Permit in 
accordance with the provisions of Chapter 17.80: Corulitional uses shall also require design 
review either in conjunction with or after the approval of a Corulitional Use Permit. 

A. Libraries;
B. Public schools, day care centers, and churches;
C. Community grocery stores, Nursing Homes, hospitals and sanitariums, except for
inebriates and persons suffering from mental diseases;
D. Commercial nurseries or greenhouses on special permit not exceeding ten years;
E. Multiple unit &.velling of four families only;
E� Telephone exchanges, electric substations and similar installations for public
servtce;
F. G Apar..ment houses, boarding houses, and lodging houses Retirement Homes;
H. Sig-HS 1JfJ te oae huadred pereeat larger tliafl those men.tioaed iH this title;
I. Pw1ate clues, fraternities and lodges, eK:eef)tiRg those selling or furnishing beer, ·.vine
or mtoxicating liquors, a:Bd also t*Cef)tiag those the chief activity of which is a service
customarily carried OB as a busiBess;
I. ...J. Municipal buildings, Senior Centers, Community Centers;
K. Retail stores and shops;
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b. Nothing eontained in this Chapter shall be deemed to prohibit the use of11aeafit
property for gardefliftg or hortieulture;
j. M. The office of a physici� dentist or other professional person when located in his or
her dwelling or an existing residential strocture located on an arterial street; else,
dwellings used for home oeetipations engaged in by iftdi11iduals v.rhere there is no
window display or any sign other than oae Hot eKeeeding, two squaFe feet in aFea and
bear.ng only the aame and occupation of the oceu13ant.
K Bed and Breakfast Guesthouse, when accessory to the permanent residence of the

· operator. Preference shall be given to facilities in historic stroctures.

17.16.040. Front Yard 
There shall be A front yard having a minimum depth of twenty (20) feet is required� 
building hereafter erected or struetw=a-Hy altered or moved upon lots com13risiag any part of such 
frontage shall project beyond the average setba-ck line of such buildings. If, on any given block, 
over fifty (50) percent on the existing stroctures on the same street frontage are set back less 
than twenty (20) feet, the required front yard shall be reduced to the average of the existing front 
yard setbacks along that street frontage. 

17 .16.050 Rear Yard 
There shall be a rear yard having a minimum depth of twenty (20) feet for the principal 
structure(s). Where a lot is served by an alley the rear yard for a garage shall be a minimum 
depth of five feet. Accessory buildings shall maintain a minimum setback of five feet. 

17.16.060 Side Yard 
There shall be a side yard of not less than five feet in width on each side of a dwelling, and not 
less than two and one half feet in width betv.reen lot side and auildiags in the rear yard. A street 
side yard shall have a minimum width of fifteen feet. 

17.16.070 Site Area 
For every building hereafter erected or structurally altered or moved into the district there shall 
be provided a ground lot area of not less than five thousand square feet per family unit for one­
family dwellings, and not less than three seven thousand square feet per family for duplexes 
multi13le unit dwellings 

17 .16.080 Height Limit 
No building hereafter erected or structurally altered within or moved into the district shall exceed 
thirty-five feet nor more than two stories in height. 

17.16.090 Building Area Lot Coverage and Lot Width 
The ground lot area covered by single-family dwellings and structures accessory thereto shall not 
exceed thirty five forty (40) percent of the site-lot area� duplexes and accessory structures 
thereto shall not exceed forty percent of the lot area. No residential structure shall be built on 
any site area lot having a width of less than fifty forty feet, a depth of less than 75 feet, nor less 
than twenty feet of street frontage per family unit shall be created and in no case shall a lot be 
created with iess than 5,000 square feet. 
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17.16.100 Home Occupations · 
Home occupations are business activities that generally occur within a residential dwelling by 
the occupant of the dwelling where the business is clearly secondary to the residential use of the 
structure. Home occupations require the approval of Type I permit and are subject to the 
following limitations: 

A. The use shall be located in the dwelling only. No outside activity or storage is permitted
B. A maximum of 25% of the habitable floor area or 300 square feet, which ever is less, may

be devoted to the home occupation.
C. No use or storage of heavy vehicles or heavy equipment such as constroction equipment

is permitted
D. No external evidence of the home occupation is permitted with the exception of an

unlighted sign no exceeding two square feet that may advertise the occupant's name and
business type.

E. Involve no retails.ales on the premise, except as incidental to the home occupation, such
as retail sales of shampoo associated with an in-home hairdresser.

F. No more than six customers or vehicle trips are permitted per day.
G. One employee in addition to the owner/occupant is permitted
H; The home occupation shall not require any external remodeling.

17.16.110 Manufactured Homes 
Manufactured homes shall be subject to the following requirements: 

A. Homes shall be permanently installed on a foundation
B. All installations much have an eighteen-inch minimum crawl space.
C. The tongue, wheels and any other transport hardware must be removed from the

structure.
D. Skirting shall completely enclose the strocture.
E. Permanent steps shall be installed to all entrances.
F. A minimum of 720 square feet is required and the home must be transported in at least

two pieces of equal width to the site. A minimum width of sixteen feet is required
G. A minimum snow load of ninety pounds per square foot is required

17.16.120 Recreational Vehicles 
Recreational vehicles including campers, travel trailers, mobile homes and other similar items 
the property of the lot owner of lessee may be parked for storage in the residential district 
provide they meet the minimum setback standards of the district. 
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Chapter 17.20 
RM - Multiple Family Residential District 

Sections; 
17.20.005 
17.20.010 
17.20.020 
17.20.030 
17.20.040 
17.20.050 
17.20.060 
17.20.070 
17.20.080 
17.20.090 

Pu.rpose 
Outright Permitted Uses 
Conditional Uses 
Front Yard 
Rear Yard 
Side Yard 
Density 
Height Limit 
Lot Coverage 
Design Revil!W and Design Guidelines 

17.20. 005 Pu.rpose 
The purpose of the Multiple Family Residential district is to create and maintain stable and 
attractive residential neighborhoods, allowing apartments and townhouse dwellings. Multiple 
Family Residential districts should also protect sensitive natural areas, provide for the efficient 
use of land and public services, reinforce more intense land uses such as retail; and provide 
appropriate vehicular and pedestrian access. 

17.20.010 Permitted Uses 
The following uses are permitted in the Multiple Family District: 

A. Single-family dwellings, Multiple-unit dwellings and townhouses
B. Parks and playgrounds (including park buildings)
C. Accessory buildings, such as are ordinarily appurtenant to multiple-unit dwellings,
including, but not limited to, carports and garages.
D. Boarding houses and lodging houses
E. Nursing Homes
F. Retirement Residences
G. Bed and Breakfast Guesthouse, when accessory to the permanent residence of the
operator.

17.20. 020 Conditional Uses 
The following purposes and uses of buildings shall be allowed only upon approval a Conditional 
Use Permit in accordance with the provisions of Chapter 17.80: Conditional uses shall also 
require design review either in conjunction with or after the approval of a Conditional Use 
Permit. 

A. Libraries;
B. Public or private schools and churches or other houses of religious assembly;
C. Hospitals and sanitariums, except for inebr.iates and persons suffering from mental
diseases;

. D. Telephone exchanges, electric substations and similar installations for public service; 
E. Day care centers
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F. Private clubs, fraternities and lodges, excepting those selling or furnishing beer, wine
or intoxicating liquors, and also excepting those the chief activity of which is a sel'Vice
customarily carried on as a business;
H. Municipal buildings, Senior Centers and Community Centers;

17.20.030. Front Yard 
There shall be a front yard having a minimum depth of ten feet. 

17.20.040 Rear Yard 
There shall be a rear yard having a minimum depth of twenty feet. When a lot is sel'Ved by an 
alley the parking,· carport or garage shall have a rear yard having a minimum depth of five feet. 

17.20.050 Side Yard 
There shall be a side yar4 of not less than ten feet in width on each side of a building, and not 
less than five feet in width between lot side and buildings in the rear yard A side street side 
yard shall have a minimum width of fifteen feet. 

17. 20. 060 Minimum Lot Size/Density 
Within the Multiple Family Residential district, the minimum lot size for multiple unit dwellings 
shall he 15,000 square feet. The minimum lot size for single-family dwelling shall he detennined 
by the minimum density and the ability of the proposed lots to support a dwelling and the 
required setbacks and parking. The minimum density shall be seven (7) dwelling units per acre 
and the maximum density shall be 16 dwelling units per acre. 

17. 20. 070 Height Limit
No building hereafter erected or structurally altered within or moved into the district shall
exceed thirty-five feet.

17.20.080 Lot Coverage 
The lot area covered by stroctures shall not exceed forty-five percent of the lot area. 

17.20.090 Design Review and Design Guidelines 
All buildings except single-family dwellings and duplexes and their accessory structures shall be 
subject to the City's Site and Design Review process (Chapter 17. 76). Following are design 
guidelines for the RM district. 
I. Jvfaximum Building Depth: 60% depth of lot
2. Front Facades: Modulation shall be required if the width of the front facade exceeds

thirty (30) feet. 
3. Side Facades: On comer lots, side facades that face the street shall be modulated if

greater than forty ( 40) feet in width. 

4. Modulation Standards: Minimum depth of modulation shall be four ( 4) feet.
Minimum width of modulation shall be five (5) feet. 
Maxim�m width C!f modulation shall be thirty (30) feet. 
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5. Landscaping: A minimum landscaped area equal to fifteen (J 5) % of the lot area shall be
provided In addition, a landscaped area at least five (5) feet in depth shall be provided along:
street property lines; property lines which abut a single-family zoning district; alleys across
from single-family zoning district. Street trees will be required consistent with the landscape
ordinance of the City.

6. Light and Glare Standards: Exterior lighting shall be shielded and directed downward,
away from adjacent properties. Exterior lighting fixtures shall be consistent with the
character of the structure.

7. Parking and Access: If alley access is available and not incompatible with
at:ijacent single-family development, access to parking shall be from the alley. When
access is provided from the street, the driveway width and location shall be approved by
the City Engineer.

Parking may be located in or under the structure, or in the required rear and side yards (other 
than a side street side yard). Parking may not be located in the required front or side street side 
yards except for single family residences.. Driveways and parking areas for more than four ( 4) 
vehicles shall be screened from adjacent residential properties by a wall or solid evergreen 
hedge at least five (5) feet in height. If parking is located in or under the stmcture, the parking 
must be screened by a front facade and a view obscuring facade or fence along the side of the 
structure. 
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Sections: 
17.24.010: 

17.24.020: 

17.24.030 

17.24.040: 

17.24.050 

17.24.060 

17.24.070 

17.24.080 

17.24.090: 

Chapter 17.24 
OTC m; OLD TOWN COMMERCIAL DISTRICT 

Purpose and Design Objectives 
Permitted uses 
Conditional uses 
Dimensional Standards 
Parking 
Landscaping 
Signs 
Lighting 
Design Guidelines. 

17.24.010 Purpose and Design Objectives: 
The three block area along First Street extending from Oaks Avenue through Wright Avenue and 
from Railroad Street to Second Street encompasses the historic downtown of Cle Elum and has a 
large number of existing historic structures. The purposes of this district are to acknowledge this 
historic area; to maintain and complement existing historic buildings; to keep the small retail .. 
shop feeling on the street level and to encourage complementary uses on upper floors; aHe to· 
reinforce it as a pedestrian oriented area with a high level of pedestrian amenity; and to re­
establish this area as the civic and retail core of the City. Over time it is the objective to restore 
the historic street facades to maintain the authentic small town feeling. 

17 .24.020 Permitted uses. 

In the OTC I)G district or Old Town Dovmtown Commercial District no buildmg shall be 
hereafter erected unless otherw4se provided m this title, except for one or more of the followiag 
\fSe the following uses are permitted: 

A Retail stores, specialty shops and personal services that are usually needed to serve 
residents and visitors to a small community. These uses shall have priority on the street frontage 
and include: 

1. Specialty grocery stores,
2. Meat shops,
3. Retail bakeryies, micro-breweries and other specialty food processing when associated

with an on-site retail business.
4. Banks or similar financial institutions, although drive in facilities are not allowed unless

served from an eKisting alley;
5. Galleries and antique shops;
6. Personal services such as barbershops, beauty parlors, and dressmaking and tailoring;
7. Clothing and general merchandise stores, general retail sales of goods and merchandise;
8. Locksmiths, shoe and other clothing repair shops;
9. Markets;
10. Copy shops;
11. Restaurants, cafeterias and catering;
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12. Taverns and cocktail lounges.
13. Fraternal organizations; and
14. Theaters
15. Public offices and civic buildings
16. Drive-thraugh or drive-up facilities when associated with a permitted use and accessed

from an alley.
17. Professional and business offices;

B. Offices, Hotels and Residential uses should shall be located in the upper floors of a building
with only necessary entrances and lobbies at the street level.

I. Professioaal. a:ad besiness offices;
2. Hotel, motel and inns;
3. Studios for art, music, photography and other similar uses;
4. Apartments or S�gle Room Occupancy.

C. Public facilities and public utility use.

17.24.030 Conditional Uses (Not fronting on First Street) 
1. Undertaking establishments and crematories, only .. -..rben a permit therefor has first been

obtained from the city coeacil.
2. Printing establishments and newspaper printing.
3. Parking garages accessed from an alley.
4. Wireless communication facilities when installed on existing buildings and screened from

direct view of adjacent streets.

17 .24.040 Dimensional Standards 
1. Height

a. The height of structures should shall be consistent with those of existing buildings and
not over three stories or 36 feet in height. Design features consistent with the historic context of 
the area such as building names in the cornice or block corner turrets may exceed the height limit 
by 10% if p<xrt o.f the approved through Design Review vfi.th City approval. 

b. 'Nhenever a:ay commercial. district is located ·.vi.thin or is adjaeent to, on two sides or
more, any residential distriet, the bt.1iJdings in the commercial distriet shall be limited to one 
story in height; providing however, that the city council ma:y allow a building to be erected to an 
additional height not exceeding two additional stories by special permit and consent after 
examination of the location and upon due proof to the satisfaction of the council that such 
additional height v..111 not be unduly detrimental to adjacent and surrounding property. (Ord. 545 
§ 5 (part), 1960)

2. Yards.
a. Buildings must shall be built Uf) to the property line adjacent to a public sidewalk at

the street. 
b. No yards are required except for lots the side lines of which are adjacent to any "R"­

Residential or "RM" -Multiple Family Residential district, in which case the side yard setback 
shall be 20 feet or IO feet, respectively. The setback area shall be fenced and landscaped. 
regulations shall be the same as the residential. district. (Ord. 545 § 5 (part), 1960) 
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3. Lot Coverage
a. The entire lot (100%) may be covered subject to setback and off street parking

requirements other requirements. 

17 .24.050 Parking and Loading Zones 
I. No on-site parking is required exeept for resideatial uses; however properties will may be

required to participate in programs to provide common parking through fees in lieu of
parking, Local Improvement Districts (LID) or other programs approv=ed adopted by the
City. ,

2. When on-site parking is required, provided, it must be accessed only from the an alley
and meet the standards of Chapter 17.56. In the event that alley access is not available,
an entry from a side street (i.e. Oaks Street) or Railroad Street may be provided
permitted. with approval fi:om the City. Sueh an entry will be the mirnmum vfidth
required for � ingress aad egress.

17.24.060 Landscaping 
+:- Landscaping is not required except for parking areas. sueh as trees, planters, lumging 

baskets shall be J)rovided eonsisteat with City regulatiofls are required ifl 17. 64. 
Landscaping provided shall be consistent with Chapter 17. 64. 

17.24.070 Signs, Sidewalk Displays and Advertising 
1. Signs, sidev,ra:lk displays and advertisiag 1,.vill be in eoffiJ)lianee vlith all provisions of the

Cle Elum Municipal Code, Chapters 17.60.

17 .24.080 Lighting 
1. All Outdoor lighting shall be arranged so as not to produce direct light or glare on public

roadways and/or neighboring properties; and
2. Outdoor shall be directed downward and shielded to reduce unnecessary light and glare;

and
2. Pedestrian scale l:ighting of a desigfl coasistent with the historic character of downtown

should be placed at regular intervals aloag sidev.r.alks through01:1t the development.
3. Lighting should be used to accent key architectural elements of the buildings.
4. No outdoor lighting shall be installed ifl the city right of way without approval of the

Gity.
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17.24.090 Design Standards 
The objective of these design standards is to create a strong identity for the downtown area, and 
create interesting streets in the downtown area which are visually attractive and easy to use by 
the pedestrians V+'ho live work or shop i::H: the eommt:m:ity. These standards will be applied to a 
particular development during the design review process. These design standards are mandatory 
unless the imposition of the standards will result in construction that is less consistent with the 
historical character of the area. 

1. Store frontage shoold Building facades facing public streets and/or sidewalks shall
create a continuous, interesting facade along the length of the f a9ade. Buildings shall be 
constructed adjacent to the public sidewalk with no setbacks between the right-of-way and the 
structure permitted. sidewalk display >nriftdows and entrance doors. 

2. New structures on coiner lots should shall be designed to emphasize their prominent
location. Primary building entrances shall be located at the street corner. 

3. Service and deµvery access shall should be located away from the pedestrian streets
with access from the_ alley where possible. 

4. New structures and improvements shall In remodeli::H:g ofefilsting structures and
building ne>..\' struetures use incorporate design elements techruques which will maintain the 
integrity of the existing historic structures or and respect the historic character of the downtown 
area Common wall side by side develof)ment with continuity of facades should be used. The 
following design characteristics shall be included for new or remodeled structures: 

a Reflect the cornice line of existing historic structures. 
b. Use windows, materials and details similar to the historic properties.
c. Use similar building modulation and proportions
d. Large ground level display windows
e. Clearstory windows above the display windows should be used
f Retractable fabric or self supported awnings. Awnings and overhangs shall be

supported by the building and not by supports placed in or upon the public right-of­
way. No awning or overhang shall extend more than 40 percent of the distance 
between the property line and the outside edge of the curb and shall maintain a 
minimum vertical clearance of 10 feet. 

g. Flat roof with parapets
h. Constntcted of brick or wood frame with brick or stone facades
i. Two story construction with retail on the bottom floor and office or residential uses

above is encouraged.
j. Second story windows should be double hung windows that are taller than they are

wide.
5. Pedestrian amenities such as benches, trash receptacles, street trees, pedestrian

lighting, and drinking fountains should be coordinated to pro1.ide unifoooty of design 
throughout the downtown. 

6. Protect and preserve buildings of special historic significance and merit (see City List)
by: 

a. Retaining or restoreing as many historic features as possible qutside and inside, if
appropriate. 

b. Maintaining or restoringe-original proportions, dimensions or architectural elements.
c. Selecting paint and materials ( often brick) which ar'e historically accurate, coordinate

the entire facade, and do not conflict vt'ith respecting adjacent buildings. 
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d. Consulting available historic resources for assistance and detailed information.
e. lncorporateing historical photographs and information about the building, if available.

7. Bnsllfe that aew or remodeled straemres preserve the historie eoBteKt: and merit of the
dovt'fttOWfl; iaeluding the foYovling:
a. R:efleet the eomiee line of existing struetures.
b. Use ·.vrn:do·.vs, materials aBd details sifflliar to the historic properties.
e. Use similar haileiftg HlOdulatioR and pro13ortions
d. IB.eoqmrate pedestriB:H protection over the side1Na:1k sueh as avmings.

8. Sigas should reflect the historie eoateKt of Old Tovm; ey:
a. lB.eOff:JOFating the Bame oftBe euiJ.diflg ft:8:d the date 8\:1:Ht into the design of the

building faeade; 
b. Signs fur individual business should ee placed peff:Jeadieular to the euilding facade

and extend over the sidev.ta:Jk under any awmn.g or eo1t'er fur easy readiB.g sy the pedestrian; and,
e. Baeklit or inteI"Bally illuminated signs should not se used.

9. Off-street pa,:king shall be located behind buildings and screened from streets by
landscaping or structural elements.

Sections: 
17.28.010: 
17.28.020: 
17.28.030 
17.28.040: 
17.28.050 
17.28.060 
17.28.070 
17.28.080 
17.28.090: 

Chapter 17 .28 
EC ENTRY COMMERCIAL DISTRICT 

Purpose and Design Objectives 
Permitted uses 
Conditional uses 
Dimensional Standards 
Parking 
Landscaping 
Signs 
Lighting 

Design Guidelines. 

17 .28.010 Purpose 
The purpose of the Entry Commercial District is to provide commercial services and to obtain 
the a unified design of allowed commercial facilities at the entryw·ays to the City. 

The objectives are to 
A. Create a high standard of visual quality in commercial districts at the entry to the City.
B. Increase pedestrian, bicycle and vehicular circulation within the district.
C. Maintain a human scale and consistent architectural style.
D. Produce consistent design
E. Take advantage of special opportunities to create a unified composition of buildings and

landscape features.
F. Create a sense of entry to the City
G. Buffer development from Interstate-90
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17 .28.020 Permitted uses. 
In the EC district or Entryway commercial districts no buildmg shall be hereafter ereeted unless 
otherwise J:)rovided in this title. t»t:eel)t for one or more of the follov.ing usesthe following uses 
are permitted: 

A. Retail stores, shops and motel and restaurant facilities that are usually needed to serve
adjacent residential areas and the traveling public, such as: 

1. Grocery stores,
2. Meat shops,
3. Retail Micro-breweries and other specialty food processing when associated with a retail

business,
4. Banlcs and businesses.
5. Barbershops, beauty parlors and personal service shops,
6. Clotrung and general merchandise stores, retail,
7. Hand laundries, clothes cleaning and pressing,
8. Hotels and motels,
9. Locksmiths, shoe and other clothing repair shops,
IO. Markets,
11. Parking lots,
12. Professional or business offices.
13. Copy companies
14. Restaurants and cafeterias
15. Taverns,
16. Service stations, tire repair shops
17. Public offices and uses

17.28.030 Conditional Uses 

1. Theaters, dancehalls, skating rinks, or other commercial amusement places,
2. Manufacturing. production or treatment of products clearly incidental to the retail

business conducted on the premises.
3. Wireless communication facilities;

17.28.040 Dimensional Standards. 

A. Height Limit
+:- Three stories with total height not to exceed 365 feet.
2. Whenever any commercial district is located within or is adjacent to, on two sides or

more, any residential district, the buildings in the commercial district shall be limited to
one story in height; providing however, that the city council may allow a building to be
erected to an additional height not t»t:ceeding two additional stories by special permit and
consent after �amination of the location and upon due proof to the satisfaction of the
council that such additional height 1.vjlJ not be unduly detrimental to adjacent and
surrounding property.
(Ord. 545 § 5 (part), 1960)
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B. Yards
1. Minimum setback from an arterial street shall be � 10 feet.
2. No setback is required from internal street rights of way
3. Where the side lines ofa eomm.ereial lot a.re Yards adjacent to any "R" Residential or

"RM" Multiple Family Residential district, the required yard setbaek regulatioas shall
be twenty (20) feet and ten {JO) feet. respectively. the same as the resideetial distriet.
(Ord. 545 § 5 (part), 1960)

C. Lot Size
-1-. There shall be ee mmimum lot size except f;l9 8/her.•·ise Lots shall be as large as
necessary to meet building code, fire code, yard, parking, and landscaping requirements.

17.28.050 Parking 
See Chapter 17.W-56 for_ required off-street parking and design requirements. 

17.28.0tiO Laedseapieg 
1. Landseape Coneept

An oYerall landseaping concept for the site should be suitable and fitting vlith the wooded 
character of Cle Elum and the I 90 greenbelt. :where eristing substantive natural vegetation 
remains on the site, native materials ia informal plantings and arrangements should be 
eoasidered for u-se m. buffers. Other domestieated or cultivated landscape materials should be 
consistent with the provisions of City regulations in 17.60. It should recognize that this is a 
major entry to the eommumty and elements to be eoasidered ie the eoneept should incI1:1de: 

a. Hov+i this site fits into the overall entrance coacept for the City.
b. R-eteRtioa of sigmfieant on site trees
c. Buffer aga-inst Interstate 90 and major coRnecting streets.
d. At a minimum on site, the eoneept should include the unified pedestrian circulation

system ·.vith pedestrian amenities and appropriate plantings. 
e. IR larger developments, a coonliaated system of open spaces and/or planted areas that

prov-i.de the required pedestrian areas. 
f. Plantings and/or site features that enhance the building's w=chitectural design.

. g. In addition, the following landscape design objectives should be considered as
appropriate: 

Selection of plant material to provide a succession of blooms, seasonal color 
and a variety of textures. 

Provide a transition in landscaping design bet\veen adjacent sites, •.vithin a site 
and from native vegetation areas in order to achieve greater continuity. 

Utilize plantings to create definition bernreea public and private (residential) 
spaces. 

Use plantiflgs to highlight significant site features to define the funetion of the 
sit�, iacluding parking, circulatioa, eatries and open. space. 

h. A plan for mamtenance should be f)rovided.
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2. Parking Lot Landscaping.

The objeetP,e of f)arking lot llHldseaping is to ereate a f)Ositive image for the entry eommereial 
area, to reduee summertime heat and glare butlcl up withia IHld adjaeent to parking lots, to reduce 
the view of parking areas for shoppers antl residents and to pr01rlde pleasant pedestrian ways 
through parkmg lots. Provisioa for planters and hangiag baskets should be made. 1'\s part of the 
review, the Police Departmeat should e\'aluate safety issues related to the loeatioH of pedestrian 
ways and the landscaping. 

Only trees ehosea irom the City's list ofaeeeptable street trees will he installed in the parking 
area for eaeh 6 parking spaces. 

:where adjaceat to resideHt:ial areas a minimum of a 25 foot landseape buffer shall be provided; 
hov,ever provisioa shall be made for pedestrian access through the buffer if appropriate. 

17.28.070 Siges See 17.60 (ilJ18: 15.20.

17.28.080 Lighting See 17.808 
Appropriate lighting is Recessary to create a seHse of safety and seeurity; howe·;er, it: should be 
designed to eHeourage dark night skies, to reduee horizontal light glare, and to elimiHate trespass 
from a de·,elopmeHt: site oHt:o adjaceHt residential or opeH space areas. 

I. Outdoor lighting shall be arranged so as not to direct light or glare on public roadways
and/or neighboring properties; and

2. Outdoor lighting shall be directed downward and shielded to reduce unnecessary light
and glare: and

3. Pedestrian scale lighting shall be placed at regular intervals along sidewalks throughout
the development; and

4. Lighting may be used to accent key architectural elements of the buildings.

17.28.090 Design Standards 
The following design priHciples standards apply to all lets development within the zoning 
district and the intent is to eHeourage pro:iect designers to coordiHate design requiremeHts imo 
. . h h "··ill ,, " d  . " " 

. 
all" mnovat1ve sc emes sue as a 4,. age greeH or pc estnan square or penmeter w� , etc. 

that iHt:egrate the nev,· development into the existiHg or proposed developmeHt:s and create a 
pedestriaB: focus and a sense of eHtry to the City of Cle Elum. require developments to be 
designed to create a sense of arrival into the City of Cle Elum and to establish standards which 
reflect the character and quality to which the community aspires. 
1. Emry_ The o¥erall objectives of these Design Standards are to create a seHse of arrival into
the City of Cle Elum and to establish a standard of design v,·rneh will reflect the character and
quality to v,·rnch the community aspires.
I. Buildings shall be located and designed to focus on First Street .• Developments with mulf.iple
buildings may locate other buildings awcy from First Street.

29 

EXHIBIT G-02



2. Building facades facing First Street or internal access drives or roads shall have at least
50% of the total wall area in permeable surfaces (windows, pedestrian entrances, open shops,
etc.).
3. Parking lots shall be located and designed away from the First Street.
4. Monumentation through the use of buildings, signs and landscaping shall be provided at key
entranceways to the development.
5. Pedestrian facilities shall be provided from the public right-of-way to the entrances of all
buildings open to the public in a continuous and direct route to the primary pedestrian entrance.
Pedestrian routes shall be a minimum of six-feet wide and shall be constructed of Portland
cement concrete or brick or stone pavers. Pedestrian routes shall be protected from vehicle
traffic by curbs. bollards, landscaping or other similar method Where routes cross vehicle­
maneuvering areas they shall be constructed of a different paving material then the vehicle
maneuvering areas.
6. A minimum of 20% of the site shall be devoted to landscaping.
2. On Site Pedestrian Circulation: The intent is to provide safu and con-11enient pedestrian paths
from the street side,...valk through parlcing lots to building entries and between buildings within
the site and adjacent sites in order to encourage walking betweea businesses to reduce traffic
impacts and to increase the sense of continuity.

a. Develop an oe. site pedestrian cireulation concept ·.:r.rhich includes the items discuss.ed
in I7.28.090(2)b through 17.28.090(3) and also shows landscaping, lighting �d
pedestrian amenities.

b. ProYide ajiv,e (5) foot separated paved pedestrian path from the street sidev,alk to the
main entry of all buildings. If tnmsit or shuttle service serves the site or is proposed
to seP1e the site, the sidewalk should eonnect to that location. Pedestrian access routes
through parking areas shall be separated from Yehieular parking and travel lanes by
use of contrasting paving materials and integrated v11th landseape areas.

d. Pedestrian walkways of 8 fuot rnmimum unobstructed width connecting all businesses
and the entries of multiple buildings frequented by the public on the same site shall be
provided. Where retail businesses are connected the walkway shall be l O feet in ,.,,.1dth.

e. A specifically marked or pa11ed cross�walk must be provided through parking lots
greater than 150 feet loHg (parallel to the street front) or more than 2 ba)'S deep (75 feet
measured perpendicular from street front).

3. Pedestrian Amenities to pro11ide safe, comfortable pedestrian circulation shall include:
a. Pedestrian ·.-..1eather protection shall be placed over :-equired pedestrian v,alk\\·a.ys along

at least 80% of the buildings front face in the form of av.-nings, marquees, canopies or roof 
overhangs. 

b. Pedestrian friendly building facades proYiding:
Transparent 1.,vindow areas or w-mdow displa)·s along at least 50% of the ground 

floor facade. 
Architectural details and w.ndow modulation 

c. Pedestrian 01;iented space (i.e. 500 square feet for e11el)' 100 linear feet of store front
facade) v,hich includes landscaping, benches, trash receptacles, bike facilities and other 
appropriate pedestrian facilities. 

. 
. 
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Chapter 17.32 
CG GENERAL COM1\1ERCIAL DISTRICT 

Sections: 

17.32.010: 
17.32.020: 
17.32.030: 
17.32.040: 
17.32.050 
17.32.060 
17.32.070 
17.32.080 
17.32.090: 

Purpose and Intent 
Permitted ·uses 
Conditional Uses 
Dimensional Standards 
Par-king 
Landscaping 
Signs 
Lighting 
Design Guidelines. 

17.32.010 Purpose 
The General Commercial District is intended to provide areas for a range of commercial uses 
which serve the community; to establish standards that assure that new uses are compatible with 
and enhance existing commercial uses; and, to provide protection to uses in other zones. 

17 .32.020 Permitted uses. 
In the CG districts or General commercial districts no building shall be hereafter erected unless 
otherwise provided in this title, except for one or more of the follow..ng use the following uses 
are permitted: 

A. Retail and wholesale stores and shops such as clothing and general merchandise,
B. Grocery stores,
C. Meat shops,
D. Retail Bakeries, micro breweries and other specialty food processing with an associated

retail use
E. Banks or similar financial institutions
F. Bakeries employing less than ten persons,
G. Barbershops, beauty parlors and personal service shops
H. Clothing and _general merchandise stores, retail,
I. Hand laundries, clothes cleaning and pressing,
J. Hotels, motel, bed and breakfast rooms and inns.
K. Lumber yards and building materials, coal and fuel storage, providing that they are

completely housed in buildings completely enclosed by walls and windows, and the yard
regulations of this district shall be observed� and provided further that no such lumber
yards, · building material yards, coal and fuel stores shall be maintained closer than one
hundr"ed feet to the side lines of the RI RA1 or residential districts

L. Locksmiths, shoe and other clothing repair shops,
J\{ Machiae shops, manufacturing and industrial plants b:• special permit,
N. Markets
0. Trailer courts
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P. Galy-manufacturing, production or treatment of products clearly incidental to the conduct
of a retail business conducted on the premises,

Q. Pa:rkiB.g lots,
R. Professional or business offices,
S. Police or fire stations, Public offices and uses,
T. Printing establishments and newspaper printing,
U. Public garages, Auto repair and battery shops, service stations, tire repair shops,
V. Restaurants, cafeterias and catering,
W. Sales room or store rooms for motor vehicles and other articles of merchandise,
X. Studios,
Y. Taverns,
Z. Theaters
AA. Commercial day care centers

17 .32.030 Conditional Uses: 
1. Tourist camps, Residential uses,
2. Theaters, dancehalls, skating rinks, or other commercial amusement places,
3. Undertaking establishments and crematories,
4. Kennels
5. ,.\1achine shops
6. lvfini-warehouses

17.32.040 Dimensional Standards 
A. Height

a. The height of structures should be consistent with those of existing buildings and not
over three stories or 3 6 � feet in height. Design features consistent with the historic context of 
the area such as building names in the cornice or block comer turrets may exceed the height limit 
by 10% if approved as part of the design review process vlith City approval. 

b. Whenever any commercial district is located ·,.vi-thin or is adjacent to, on two sides or
more, any residential district, the buildings in the commercial district shall be limited to one 
story in height; pro,iding howeYer, that the city council ma:, allow a building to be erected to an 
additional height not exceeding two additional stories b:1 special permit and consent after 
examination of the location and upon due proof to the satisfaction of the colfficil that such 
additional height v.--ill not be unduly detrimental to adjacent and surrounding property. (Ord. 545 
§ 5 (pan), 1960)

B. Yards
No yards are required except for lots the side lines of v,hich are adjacent to any ·R"

Residential or "Rivi" Alu/ti-Family Residential district, in v,rhich case the re51lations shall 
be the same as the residential district as to such lines. Yards adjacent to the Residential 
District shall be 20 feet in width Yards adjacent to the Nlu/tiple Family Residential 
District shall be JO feet in width(Ord .• 545 § 6 (part), 1960) 
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C. Minimum Lot Size
A minimum of 5,000 square feet is required for all new lots. 

17.32.050 PaFl£ing 

17.32.060 Landscaping 

See 17.50 56 

A minimum of 10% of the site shall consist of landscaping consistent with the requirements of 
Chapter 17.60.A minim1HII ten (10) foot, lsndscsped buffer shell hepro·;idedBlong anyproperty 
line ·whieh Bhuts a "R" Residentiel or "R},{" l',wJti Fsmily Residen#Bl Dismet. See al.so 17 .60 

17.32.070 Siges See 17.70 6() ad 15.JfJ..

17.32.080 Lighting See 17.80 
Appropriate lighting is necessary to ereate a sense of safety aad seeurity; however, it should be 
designed to eaeollfage darlc night skies, to· reduce horizontal light glare, and to eliminate trespass 
from a deYelopment site onto adjacent residential or opea spaee areas. 

1. Outdoor lighting shall be arranged so as not to direct light or glare on public
roadways and/or neighboring properties; and

2. Outdoor shall be directed downward and shielded to reduce unnecessary light and
glare; and

3. Pedestrian scale lighting shall be placed at regular intervals along sidewalks
throughout the development: and

4. Lighting may be used to accent key architectural elements of the buildings.

17.32.090: Design Guidelines 
The fallowing design standards apply to all development within the zoning district and are 
indicated to upgrade the visual quality of the commercial areas in the city, reduce impacts to 
adjacent property, and to establish standards that reflect the character and quality of the city. 

1. Buildings shall be located and designed to focus on the public street serving the
development.

2. Building facades facing a public street shall have at least 50% of the total wall area in
permeable surfaces (windows, pedestrian entrances, open shops, etc.) or permanent
architectural details such as false windows.

3. Parking lots shall be located behind or to the side of stn,ctures, and shall not be located
on a corner of two streets or between a building and the public street, provided, that
building sitse with more than one street corner are not required to place the building(s)
on multiple corners ..

-I. Pedestrian facilities shall be provided from the public right-of-way to the entrances of all 
buildings open to the public in a continuous and direct route to the primary pedestrian 
entrance. Pedestrian routes shall be a minimum of six-feet wide and shall be constructed 
of Portland cement concrete or brick or stone pavers. Pedestrian routes shall be 
protected from vehicle traffic by curbs, bollards, landscaping or other similar method 
Where routes cross vehicle-maneuvering are_as they shall be constructed of a different 
paving material then the vehicle maneuvering areas. 
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5. Buildings of historic importance and value as indicated by their age and significance to 
the community or history may not be required to meet the specific design standards if the
imposition of the standards will result in development that is less consistent with the
historic character of the area.

It is reeegnhed that general eemmel'Cial 11ses will he larger, il'ffiiYif:lu€ll buildings on separate 
sites ·with NSes that tend le he Bfltemehile BFiented 'Fhe intent of these de-sign ·s181'lden1s 6Fe le: 

1. U-pgrsde lhe fli'l!lllll visuel quelity of lhe general eemmerci6/ 81'C8S in the City,

Prowsioo of sidewalks end siTeet trees consistent with City de·,ielopment 

Careful design 81'ld looo#on of signs le reduce clutter 81'ld inc-r-ease readahili:ty. 
2. Red11ce negatiYe impllets le ckijacentproperlies, by

�ening·ojpBT!ang IBts 
CaFeful locatian of lighting 

3. l'romlce a more consisient design identity C0111patible with the rest of the commercial
eress in the City. 

<!. To increase pedeslR6n, hieyek 81'1« ·;ehicl:llar ciFC1:1lation options in eommerciel ereGES 
including: 

fH'O'liding identijiBble, seperate pedestrien entry peths to the building entry 
from the pt1hlie s#eet and within the parking lots. 

cle£Erly identifying ·;ehieular entry points to and circulation within parking 

landscaping f)€H'king lots. 
5. Where pBSsible, incorp61'ate screening, enwronmental mitigation, utilities and

dfflinage €IS pesiti·,ie ekments (i.e. Cl'CBte fl "natural" open SJJ€lce or wet pend €IS a site feature to 
eceemmodate SlH'jace water runoff). 

6. Org8nhe m1:1/tipk h1:1ilding cemple*CS 8FOundpedestri81'1 eriented SJ)flCes.
7. Reduce the impact ef service €H'CclS (le<Hling doeks, tf'clSh receptacles, steFage £Ereas)

and mechcmical equi:pment thr-eugh /oea#ons centf'tll to the site €Ind / or by fencing €Ind 
screeningjrem ,iewfrom s#eets flnd sidewalks. 

8. Enhance the ,iSff8l tJll€llity ojdtnr.e/opme-nt €It street cerners by:
A/aking tlde(JUBte prevision joF pedestrians with sidewalks €Ind crosswa-lks as 

well t1S elher Je8tures such flS a fence hench, €1l'ld, 
lnst8lling substantial landscaping with tFees and shr«hs which will not create 

·.>'isihility er security preh/ems or
lns-itilling decerathle screen wall, a trellis or ether (}()flfinuous ar-chitectural 

element 9fa minimum o.f20 feet); or 
OtheF elements or methods apfH'O';ea by the Oty. 
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Chapter 17. 34 
Business Park District 

Sections: 
17.34.005 
17.34.010 
17.34.020 
17.34.030 
17.34.040 
17.34.050 
17.34.060 
17.34.070 
17.34.080 
17.34.090 
17.34.100 
17.34.110 

Purpose 
Outright Permitted Uses 
Accessory Uses 
Conditional Uses 
Front Yard 
Rear Yard 
Side Yard 
Site Area 
Height Limit 
Lot Coverage 
Lantbcaping and Screening 
Design Guidelines 

17.34.005 Purpose 
The purpose of the Business Park District is to provide areas for light manufacturing, wholesale 
trade, warehousiJ7g. business and professional services, research and related activities enclosed 
within buildings and with high standards for development. 

17.34.010 Permitted Uses 
No building or premises shall be used, and no building shall hereafter be erected, moved into the 
district, or stn,cturally altered, unless otherwise provided in this title, except for one or more of 
the fallowing uses: 

A. Catalog or Internet Sales
B. Business and Professional Offices
C. Commercial Testing Laboratories
D. Research and Development Laboratories
F. Research, Financial or Information Processing Offices
G. Scientific research, testing, developmental and experimental laboratories
F. Vocational/Technical Schools
G. Manufacturing, processing, assembling and packaging of articles, products or
merchandise from previously prepared natural or synthetic materials
H. Nfanufacturing, processing, treating, assembling and packaging of articles, products
or merchandise from previously prepared ferrous, nonferrous or alloyed metals (such as
bar stock sheets, tubes, and wire and other extrusions)
I. Printing, Publishing and Allied Industries
J. Warehousing and Distribution Facilities, when enclosed within a building
K. Wireless communicatjon facilities.
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17.34.020Accessory Uses 
The following uses shall be permitted within the BP District when accessory to an outright 
permitted use and intended to serve employees of the BP district: 

A. Cafeteria, sandwich and coffee shops intended 19 se,ve only emple}'CCS &j fhe
Business Ptlrk
B. Daycare Centers
C. Health Clubs
D. Dwelling Unit for Caretaker or Watchman
E. Outdoor uses customarily appurtenant to permitted uses enclosed within buildings,
including off-street parking areas, loading and unloading areas, etc.

17.34. 030 Conditional Uses 
The foilowing purposes and uses of buildings shaII be ailowed only upon approval a Conditional 
Use Permit in accordance with the provisions of Chapter 17.80: 

A. Public/Community Facilities
B. Any outright permitted use whose operations are predominately conducted out-of­
doors, rather than completely enclosed within a building.

17.34.040 Front Yard 
There shall be a front yard having a minimum depth of twenty feet. 

17.34.050 Rear Yard 
There shall be a rear yard having a minimum depth of fifteen feet, except when abutting an "R" 
Residential or "RM" Multi-family Residential district in which case the rear yard shall be a 
minimum of twenty five (25) feet. 

17.34.060 Side Yard 
There shall be an interior side yard or side-street side yard of not less than fifteen feet (15) in 
width on each side of a building. Side yards abutting any "R" Residential or "RM" Multi­
Family Residential district shall be not less than thirty (30) feet in width. 

17.34. 070 Site Area 
For every building hereafter erected or structurally altered or moved into the district there shall 
be provided a lot area of not less than 20,000 square feet. 

17.34.080 Height Limit 
No building hereafter erected or structurally altered within or moved into the district shall 
exceed three stories or thirty-six feet in height, 

17.34. 090 Lot Coverage 
The lot area covered by structures shall not exceed forty (401 percent of the lot area. 

17. 34.100 Landscaping and Screening
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A. Loading docks, se,vice bays and associated maneuvering areas shall be located
outside the public right-of-way and shall be landscaped as necessary to screen said
loading areas from any adjacent public right-of-way.
B. A minimum fifteen (15) foot landscaped strip shall be provided adjacent to all street
rights-of-way.
C. A minimum "twenty-five (25) foot fenced landscape strip shall be provided adjacent to
any residentially zoned property.
D. Off-street parking areas shall be located to the side or in the rear of buildings and
shall be screened from adjacent public rights-of-way and adjacent residential areas by
sight-obscuring landscaping or a fence. Landscaping requirements within the parking
area are described in Section 17. 64. 040.
E. All required yards, pcuking areas, storage areas, operations yards, and other open
uses on the site shall be maintained in a neat and orderly manner appropriate for the
district at all times.

17.34.110 Design Guidelines 
(To be developed) 
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Chapter 17 .U 36

I INDUSTRIAL DISTRICT 

Sections: 
17.U 36.010 Purpose and intent.
17.U36.020 Permitted uses.
17.U36.030 Conditional uses.
17.U36. 040 Performance standards.

17.U36.050 Aesthetic standards.

17.U36.010 Purpose and intent.
This district is intended to accommodate a broad range of certain industrial activities

struettH=es and uses that may oot be compatible with other kinds of land uses, and is to protect 
such ethef uses and dist�cts from encroachment by conflicting land uses. (Ord. 942 (part), 1991) 

17 .U36.020 Permitted uses. 
The following uses and their customary accessory uses are permitted outright in the industrial 
district when they are developed and used in a manner that complies with the performance 
standards and aesthetic objectives of this chapter: 
A. Manufacturing, rebuilding and/or repairing nonmetal or mineral products;
B. Warehouse establishment;
C. Wholesale establishment;
D. Retail estaelishment with products manufactured; packaged or othenvise prepared on the

same premises; or whose products are of sueh bulk or shape that they are customarily ·
stored outside;Accessory retail uses, where products manufactured on site are sold to the
general public.

E. Office buildings related to permitted uses conducted on the same premises or within the
industrial district;

F. Food and dry goods processing, packaging and distribution operations;
G. Welding and metal fabrication shops;
H. Vehicle and machinery repair and storage;
I. Transportation terminals;
J. Contractor's offices, shops and storage yards;
K. Scientific research, testing, developmental and experimental laboratories;
L. Public utility and governmental structures and/or uses;
M. Agricultural use of the land;
N. Veterinary clinic within the enclosed structure.
0. Wireless communication facilities (Ord. 942 (part), 1991)

17 .U36.030 Conditional uses. 
Because of considerations of odor, dust, smoke, noise, fumes, vibration or hazard, the following 
uses shall not be permitted in the industrial district unless a,conditional use permi/ authorizing 
such use has been granted by the ci'ty council: The following purposes and uses of buildings shall 
be allowed only upon approval a Conditional Use Permit in accordance with the provisions of 
Chapter 17.80: 
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1. All-chemical manufacture, storage and/or packaging;
2. Asphalt manufacture, mixing or refining;
3. Automobile dismantling, wrecking or junkyards;
4. Blast furaaees or eoke or;ees; · 
5. Cement, lime, gypsum or plaster of Paris manufacture;
6. Drop forge industries;
7. Explosi�s, storage or manufacture;
8. Reduction or disposal of garbage, offal or similar refuse;
9. Oil refining;
I 0. Rubber reclaiming;
11. Feed yards, livestock sales yards or slaughterhouses;
12. Smelting, reduction or refining of metallic ores;
13. Tanneries;
14. Wineries;
15. Manufacturing of industrial or household adhesives, glues, cements or component parts

thereof, from vegetable, animal or synthetic plastic materials;
16. Waste (refuse) recycling and processing.

B. In eonsidermg the isSl:ltmee &f eenditional use permits from the furegoi:B:g listed uses, the. city
eouacil shall:
1. Assure that the degree of compatibility enunciated as the puff)ose of this title· sha.Y,.be

maiatamed V>lith respect to the partie11l1H" 11se on the partieu-l!H' site and i:B: eonsideration of
other existing and potential uses vfithin the general area in which sueh use is proposed to
be located;

2. Recogru:ze and compensate fur variations and degree of technological processes and
eq_uipment as related to the faetors of BOise, smoke, fumes, vibration, odors and haz!H'ds.
Unless suestantia.J. proof is offered showing that such f)rocess and/or equipment has
reduced the above factors so as to be negligible, use is located Bot less than one hundred
feet from any church; school, park; playgrouad or occupied dwelling as may east on the
same lot as such use. (Ord. 942 (part), 1991)

17 .�36.040 Performance standards 

All permitted, conditional and accessory uses in the Industrial zone shall comply with the 
following performance standards: 
A. All uses shall be subject to strict compliance with Washington State standards for noise,

odor, air quality, smoke and hazardous materials.
B. No person shall operate or cause to be operated any source of sound in such a manner as to

create a sound level that exceeds sixty DBA in any residential district. Specifically exempted
from this requirement are emergency signaling devices, operating motor vehicles and
lawnmowers, railroads, or aircraft.

C. Continuous frequent or repetitive vibrations that can be detected by a person of normal
sensitivities at the property line shall not be produced Vibrations from temporary
construction activities, motor v,ehic/es and vibrations occurring on an infrequent basis
lasting less than five minutes are exempt.

D. Continuous, frequent or repetitive odors that exceed centimeter No. zero may not be
produced. Odors lasting less than 30 minutes per day are exempt. The odor threshold is the
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point at which an odor may just be detected The centimeter reading is based on the number 
of clear air dilutions required to reduce the odorous air to the threshold level. Centimeter 
No. zero is one to two dilutions of clear air. 

E. All flammable materia:ls shall be stored m aeeordanee with the latest editioa of the Uniform
Fire Code.

F. All lighting shall be arranged so as not to produce glare on public roadways and/or
neighboring non-industrial properties. Welding, acetylene torch or other similar processes
shall be performed inside an enclosed structureso as aot to be seea from outside the property
lme.

G. All vehicle tntvelways, parking spaces and storage areas shall be treated and maintai:aed to
effectively paved with port/and cement concrete, asplzalt cement pavement to eliminate dust
as a result of wind or usage. Open areas shall be landscaped and/or maintained to minimize
dust. Sites with its only access from a unpaved city street may pr()vide alternative dust
control measures in place of the required pavement.

H. All uses shall .be subject to the collection and suitable disposal of on-site generated water
runoff A building permit and a drainage plan shall be submitted to the Planning Director
commission for approval. The collection system shall be installed and functional prior to the
issuance of a final building permit.

I. All open storage shall be enclosed by a six foot high security fence and/or an attractive hedge
six feet in height so as to provide a fully site obscuring buffer when adjacent to public roads,
and rights-of-ways and any non-industrial district .. (Ord. 942 (part), 1991)

17 .1436.050 Aesthetie Design standards.

A. The following setbacks from property lines and screening standards shall apply to all
development in the industrial district adjacent to or across a ri11er or public roachvay from
nonindustrial zoning districts.
1. Building, Parking spaces and storage areas shall be located no closer than tweflty &re

ten feet from a front property line and ten feet from any other property lines.
2. Building, parking spaces and storage areas located ·.vithin one hundred feet of a

nonindustria:l abutting a residential zoning district shall be located no closer than
twenty feet from property linessubject to the follow.ng standards:

a) That area 'Nithin one hundred feet of such development shall be screened by a
minimum of ten foot viide, perpetually maintained landscaped area, extending back
from the front property line with initial plantings that effectively screen twenty five
percent of the vie1.v from below six feet in height. All property lines other than the
front shall be enclosed by a six foot high solid or close weave 1.vire fence
supplemented with landscaping

b) Iagress and egress openings shall not exceed fifty percent of the lot frontage and in
no ease sha:11 exceed a tota:l of one hundred feet.

B. The follov,ring setbacks shall be observed on properties within the industrial district which
abut open or are across a public street from other industrial properties:
1. Buildings, parkiag spaces and storage areas shall be located ao closer then ten feet from

the front property lme. A tweRty &re foot setback from froRt property liB.es shall be
observed on earner lots. Buildiags and storage area shall be set baek ia additioR one foot
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. 
. 

for eaeh one foot in height in ffll.'eess of fifteen feet above mean a:verage grade, l:lJ3 to a 
maximum required setbaek of twenty fu•e feet from the fi:oBt property line and ten feet 
from the side property line. 

2. Bwldiftgs, J>arking Sf)aces and storage areas located vlithin one hundred feet of another
OWBeFshif) or use within the industrial district shall be subject to the foHov.rmg standards:
a) That area 1.vithin 011e hl:H'lEH'ed feet of such der+•elo13meBt: saaY be 13rovided with a

minimum of tea foot wide landscaJ>ed strip eoatammg a variety of plantings (trees
and sh."Ubs), which shall be located between them and any publie right of way.

b) Iagress aad egress openings shall not eceeed fifty pereem: of the aeveloped lot
froatage and in no ease shall e*eeed two humked feet.

e) Allowable height. N-0 building or storage of materials shall. ffifeeed the height limit set
forth in eommereia:l zoning Seetioe. 17.20.020. (Ord. 942 (part), 1991)

B. The minimum lot size for new lots is 20,000 square feet.
C. No building hereafter erected or structurally altered within or moved into the district shall

exceed three stories or thirty-six feet in height.
D. A minimum of 10 percent of the site shall be landscaped
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CHAPTER17.45 

PMU - PLANNED MIXED USE DISTRCT

(To be inserted later) 
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Chapter 17.1850 
P PUBLIC RESERVE AREA DISTRICT 

Sections: 
17.--1850.010 Permitted uses. 
17.--1850.020 Displaying of merchandise 

Prohibited. 
17.--1850.030 Structure approval required. 
17.--2850.040 Yards and building height. 

17 .--1850.010 Permitted uses. 
In the P district or public reserve area district, no building or premises shall be used and no 

building shall be hereafter erected or structurally altered or moved into such district unless 
otherwise provided in this title, except for one or more of the following uses: 
A. Governmental buildings and uses, federal, state, county, municipal or other governmental

subdivisions; . . 
· · 

B. Hospitals and sanitoriums, public and private, except those for inebriates, insane persons, or
mentally diseased persons, subject to regulations of the health department;

C. Institutions for education, philanthropic or eleemosyBary charitable uses;
D. Libraries, art galleries and museums;
E. Parks, playgrounds, tennis courts, swimming pools, and like recreational uses;
F. PriYate elubs, fraternities ed lodges;
G. Professioaal serviee offiees, such as for doetors, deatists, ete;
H. Residential hotels;
I. Schools, public and private. (Ord. 545 § 7 (part), 1960)

17.4850.020 Displaying of merchandise 
Prohibited. 

This district is reserved for public and semipublic uses. All display of merchandise or 
products, all advertising devices and all manufacturing is prohibited. Buildings requiring 
services such as food, drugs, cigars, etc., usual to a public building, office building or hotel, may 
contain same within the interior. Entrances from streets must not display advertising on same. 
Street deliveries are prohibited except for certain designated hours or buildings shall be so 
designed as to facilitate unloading fuel and merchandise from vehicles in an alley, or m a 
driveway or loading area located off the streets. (Ord. 545 § 7 (part), 1960) 

17 .--1850.030 Structure approval required. 
All structures contemplated for this district must first have plans, specifications and uses 

approved by the city council, and no such structure shall be built, altered or moved into such 
district unless a permit therefor has first been obtained from the city council. Such plans, 
specifications and uses may be permanently filed in the office of the city clerk. (Ord. 545 § 7 
(part), 1960) 
17 .-2850.040 Yards• and building height. 

Front yards, side yards and rear yards shall all have a minimum depth of fifteen feet. The 
building �eight limit shall be thirty-five feet. eight stories, eceluding aeeessary el�;ator 
peathoeses. (Ord. 545 § 7 (part), 1960) 
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Seetiees: 
17.32.010 
17.32.020 
17.32.030 
17.32.040 
17.32.060 
17.32.060 
17.32.070 
17.32.080 
17.32.090 
17.32.100 
17.32.110 
17.32.120 
17.32.130 

17.32.010 

Chapter 17.32 
BOUSE TRAILERS AND MOBILE HOMES 

Mebile heme defined. 
Permit issuanee. 
Number leeated en eaeh let. 
Maintenanee ef let. 
Permaeeet installation. 
Ceasidered dwelling er residenee. 
Skimeg. 
Utilities. 
Mobile heme dimensiens. 
Varianees 
Snew.lead. 
Insulatien. 
Setbaeks. 

Mehile heme defined. 
As used m this chapter, the term "mobile home" includes all house trailers, mobile homes and 

other dwellings eommereially manufactured for human occupancy. (Ord. 901 § 1, 1989: Ord. 
627 § I (part), 1969: Ord. 545 § 20(10), 1960) 

17.32.020 Permit issuaeee. 
Upon proper application to the city clerk fur issuance of a building permit, together vt'ith 

payment of a permit fee in the sum of sixty five dollMs, mobile homes may be moved upon and 
installed permanently upon lots iH resideatial districts in the city, provided all of the 
requirements of tms chapter Me met. (Ord. 901 § 2, 1989: Ord. 782 § 1, 1981: Ord. 627 § I 
(part), 1969: Ord. 545 § 20(1), 1960) 

17.32.030 Number leeated en eaek let. 
1'fot more than one house trailer or mobile home or other dwelling or resideace may be located 

at any one time on each lot. The v,ord "lot" refers to the lots which Me platted upon the plat of 
the original town, no\Y city, of Cle Elum, and its additions. (Ord. 627 § I (part), 1969: Ord. 545 § 
20(2), 1960) 

17.32.040 Maintenanee of lat. 
No mobile home may be permanently installed on a lot in the city until the lot has been 

cleaned of debris and rubbish. The site must be prepMed to a level condition vii.th all vegetation 
under the mobile home placement B.fea removed. (Ord. 901 § 3, 1989: Ord. 627 § I (part), 1969: 
Ord. 545 § 20(3), 1960) 

• 

• 

17.32.060 Permaeeet installatien. 
A. ·Mobile homes .must be placed on the lot according to the previously approved plot plan by

the huilding insf)eetor.
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17.ll.100 Variaaees.
The city eouaeil may allow variances ia specific instances if it finds that the Sf)irit and purpose

of this ehapter to prei,ent unsightly and junk like installations aad to promote samtation; safety 
and orderly development of the eity have been complied with. (Ord. t:>27 § I (part), 1909: Ord. 
545 § 20(9), 1960) 

17.ll.110 Saew lead.
Mobile homes shall be designed to aeeommodate a SB0¥t' load weight of ninety pouads per

square foot. If the mobile home seal does not show this load requirement is met, a fllan must be 
appro1t'ed for a reef structure over the mobile home. The roof strueture must be approved aad 
eoHstrueted eo11temporaneously with the plaeemeBt of the mobile home. (Ord. 901 § 8, 1989) 

17.ll.llO Insulatiea.
The minimum allowabl.e "R" values with respect to mobile home plaeemeBts are as follows:

StruetuFe to be plaeed 
· 

R value 
Flat eeilings R 3 8 
'Nalls R 30 
Floors 
Vaulted eeilings 
Roofdeeks 
Vliadows 

(Ord. 901 § 9, 1989) 

17.ll.130 Setbaeks.

R 25 

R 30 
R 38 
Class 60 

Setback requirements found in Seetions 17.16.040, 17.16.050 aad 17.16.060 of this code shall
be adhered to. (Ord. 901 § 10, 1989) 
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CHAPTER 17.56 
OFF-STREET PARKING AND LOADING REQUIREMENTS 

Sections: 
Purpose 
Applicability 
Pre-Existing Buildings 
Parking Standards 

Section 17.56.010 
Section 17.56.020 
Section 17.56.030 
Section 17. 56. 040 
Section 17.56. 050 
Section 17.56.060' 
Section 17.56.070 
Section 17.56.080 

Size and Design Standards 
Stacking Space 
Loading Space 
Lighting 

Section 17.56.010 .. Purpose 
The purpose of this section is to provide adequate off-street parking and loading spaces for all 
uses permitted by this title, to reduce demand for parking by encouraging.alternative means of 
transportation, and to increase pedestrian mobility within the City by; 
A. Setting minimum off-street parking and loading standards for different land uses. Said
standards shall assure safe, convenient and adequately sized parking facilities.
B. Providing incentives to rideshare through prefe"ed parking arrangements.
C. Providing for the parking and storage of bicycles.
D. Providing safe, direct, pedestrian access from public rights-of-way to structures and between
structures.
E. Providing space for public/private shuttle service.

Section 17.56.020 Applicability 
A. Before arry occupancy permit may be granted for any new or enlarged building or for a
change of use in any existing building, the use shall be required to meet the provisions of this
chapter.
B. If this chapter does not specify a parking requirement for a land use, the City Planner or
designated representative shall establish the minimum requirement based on a review of similar
land uses and, if deemed necessary by the City, a study of anticipated parking demand Parking
studies shall be prepared by a professional engineer with expertise in traffic and parking
analyses, or an equally qualified individual as approved by the City. Transportation demand
management actions may be considered in determining anticipated demand
C. If any of the required off-street parking is to be provided off-site, the applicant shall provide
written agreements with affected landowners showing that the required off-street parking shall
be provided in a manner consistent with the provisions of this chapter. If approved by the City,
these agreements shall be recorded with the County as a deed restriction on the title to all
applicable properties. These deed restrictions may not be revoked or modified without City
authorizatipn.
D. Within the Old Town Commercial District, no on-site parking is required; properties may,

however, be required to participate in programs to provide common parking through fees in
lieu of parking, Local Improvements Districts, or other programs approved by the City.
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17.56.030 Pre-Existing Buildings 
If a pre-existing building does not provide sufficient off-street parking. the building may he 
remodeled or rehabilitated (hut not enlarged) without providing additional parking if the 
existing use within the building remains unchanged or is changed to a use with the same or 
lesser parking demand If the use is changed or enlarged, any additional parking required must 
be provided The requirements of this section shall apply to only to the additional parking 
demand that would be created by the new use above the existing use. 

Section 17.56.04()- Parking Standards/or Land Uses 
No use may he established without providing off-street parking in the amount indicated in this 
section. Uses may provide 75% to 125% of the standard amount indicated. On-street parking 
directly abutting the use may be credited to the required parking amount, provided the parking is 
available and the individual spaces marked on the street. 

A. Residential

Single-family detached, Duplex, 
, Townhouses 

Accessory Dwelling Unit 

Multi-fami(v 
Studio units 
One+ bedroom units 

Senior Citizen, Assisted 

Community Residential Facilities 
(Group Homes, etc.) 

Bed and Breakfast Guesthouse 

B. Commercial Activities

Banks 

Professional and Business Offices 

Shopping Centers 

Restaurants, Nightclubs, Taverns 

2. 0 spaces per dwelling unit

1. 0 spaces per dwelling unit

1. 0 spaces per dwelling unit
2. 0 spaces per dwelling unit

0. 5 spaces per dwelling or sleeping unit

1.0 spaces per two bedrooms 

1. 0 spaces per guest room, plus 2. 0 per facility

1. 0 spaces per each 200 sq.ft. of gross floor area 1 

1.0 spaces per each 250 sq.ft. of gross floor area 1 

4. 0 spaces per 1000 sq.ft. of gross leaseable
area (GLA.) for centers having a GU of 400,000
sq.ft. or less;
4. 5 spaces per 1000 sq.ft. of GU for centers

, having a GU of over 400, opo sq.ft. 
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Retail Stores, Supermarkets, 
Department Stores, Personal Service 

Other Retail (Furniture, appliance, 
hardware, service shops, shoe repair) 

Uncovered commercial area, new and 
used car lots, plant nursery 

Motor Vehicle Repair and Service 

Industrial Show Room and Display 

Bulk Retail Stores 

Hotel/Motel (excluding 
restaurant) 

C Industrial Activities 

Manufacturing, research and testing 
laboratories, bottling establishments, 
bakeries, printing and engraving 

Warehouse and Storage Buildings 

Self-service Storage 

1. 0 spaces per each 200 sq.ft. of gross floor
area1 

1. 0 spaces per each 500 sq.ft. of gross floor
area1

1.0 spaces per each 5,000 sq.ft. of retail sales 
area in addition to any parking required for the 
buildings1 

1. 0 spaces per each 400 sq.ft. of gross floor
area1

· 
4 

I. 0 spaces per each 500 sq.ft. of display area

1. 0 spaces per each 35.0 sq. ft. of gross floor 
area 

1.0 spaces per unit plus 2.0 spaces per each 3 

employees on site at any one time. 

I. 0 spaces per each I, 000 sq.ft. of gross floor
area;

I. 0 spaces per each 2,000 sq.ft. of gross floor
area

1. 0 space per 3,500 sq.ft. of storage area, plus
2. 0 spaces per any residential/caretaker unit

D. Recreation -Amusement - Cultural - Government Activities

Auditoriums, Theaters, Places of Public 
Assembly, Stadiums, Outdoor Sports Areas 

Bowling Alleys 

1.0 spaces per each four fixed seats or 1.0 space per JOO 
sq.ft. of floor area of main auditorium or of principle 
place of assembly, whichever is greater. 

5. 0 spaces per bowling lane
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Dancehalls and Skating Rinks 

Golf Course 

Golf Driving Range 

Miniature Golf Courses 

Recreational Buildings 

Libraries and Museums 

E. Educational Activities

Elementary, Middle(J1fnior High Schools 

High Schools 

Nursery Schools, Day Care Centers 

F. Medical Activities

Medical, Dental Offices 

Convalescent, Nursing and Health 
Institutions 

Hospitals 

Veterinary Clinics 

1. 0 spaces per each 200 sq.ft. of gross floor area

3. 0 spaces per hole, plus 1. 0 space per 300 sq.ft. of club
house facilities

1.0 parking space per each driving station 

1. 0 parking space per each hole

1. 0 spaces per each 200 sq.ft. of gross floor area

1.0 spaces per each 250 sq.ft. In office and public use 

1. 0 space per employee, plus 1. 0 space per 30 students.
If buses for transportation of students are kept at the
school, 1. 0 parking space (of sufficient size to park the
bus) shall be provided for each bus. 1. 0 additional
space for each 100 students shall be provided for
visitors in the vicinity of, or adjacent to, the
administrative portion of the building.

1. 0 space per employee, plus 1. 0 space per each 10 
students. If buses for transportation of students are kept 
at the school, 1.0 parking space (of sufficient size to park 
the bus) shall be provided for each bus. 1. 0 additional 
space for each 100 students shall be provided for 
visitors in the vicinity of, or adjacent to, the 
administrative portion of the building. 

1. 0 space per each employee, plus loading and
unloading areas.

1. 0 spaces per each 200 sq.ft. of gross floor area

1. 0 parking space per each employee, plus 1. 0 space
per each four beds.

I. 0 space per each 3 beds, plus I. 0 space for each
staff doctor, plus 1. 0 space for each employee.

1.0 space per each 300 sq.ft. of office, labs, and 
examination rooms. 
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Nursing Home 

G. Religious Activities
Churches

Mortuaries.Funeral Homes 

1 Except when located within a shopping center

1. 0 space per each 4 patient beds.

1. 0 space per each 5 fired seats in the main
auditorium
1. 0 spaces per each 100 sq.ft of floor area of
assembly room

2 For parking requirements for associated office areas, see Professional and Business Offices 
3 All existing churches enlarging the seating capacity of their main auditorium shall provide 1.0 
additional parking space for each 5 additional seats provided by the new construction. Churches 
making structur.al.alterations or additions which do not increase the seating capacity of the main 
auditorium are not required to provide additional parking. 
4 Parking and storage for vehicles being repaired is separate. 

Section 17.56.050 Size and Design Standards 
A. Parking Stalls and Aisles - The minimum parking space and aisle dimensions are shown

on the table below (attached). Regardless of the parking angle, one-way aisles shall be
at least ten ( I 0) feet wide, and two-way aisles shall be at least twenty (20) feet wide. Any
parking space abutting a landscape area on the driver or passenger side of the vehicle
shall provide an additional eighteen (I 8) inches above the minimum space width
requirement to provide a place to step outside the landscaping.
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MINIMUM PARKING SPACE AND AISLE DIMENSIONS 

Parking Stall Width Curb Length Stall Depth Aisle Width Unit Depth 
Angle I-way 2-way I-way 2-way

8.0 20.0 8.0 12.0 20.0 

0 8.5 22.5 8.5 12.0 20.0 29.0 37.0 

9.0 22.5 9.0 12.0 20.0 30.0 38.0 

'10.0 10.0 12.0 20.0 

8.0 16.0 15.0 10.0 20.0 

30 8.5 17.0 16.5 10.0 20.0 42.0 53.0 

9.0 18.0 170 10.0 20.0 44.0 54.0 

10.0 

·8:0 11.5 17.0 12.0 20.0 

45 8.5 12.0 12.0 20.0 50.0 58.0 

9.0 12.5 12.0 20.0 51.0 59.0 

10.0

8.0 9.6 18.0 18.0 20.0 

60 8.5 10.5 20.0 18.0 20.0 58.0 60.0 

9.0 10.5 21.0 18.0 20.0 60.0 62.0 

10.0 

8.0 8.0 16.0 23.0 23.0 

90 8.5 8.5 20.0 23.0 23.0 63.0 63.0 

9.0 9.0 20.0 23.0 23.0 63.0 63.0 

10.0 

B. Parking Stall Size and Standards:
Compact - A compact parking stall be a minimum of 8 feet x 17 feet, and shall be clearly
identified by signing or other marking as approved by the City Engineer. Compact spaces
shall not exceed twenty-five (25) percent of the total required parking.

Standard - 9 feet by 19 feet 

Parallel - 9 feet by 23 feet 

C. Surface - All parking facilities shall be paved with port land cement concrete, asphaltic
concrete or other hard durable surface approved by the planning director.
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D. Location - Off-street parking areas shall be located not more than 500 feet from the building
they are required to serve for all uses except as specified below. Where the off-street parking
areas do not abut the buildings they serve. the required maximum distance shall be measured
from the nearest building entrance that the parking area serves;

I. For all single-family detached dwellings, the parking spaces shall be located on the
same lot they are required to serve;
2. For all other residential dwellings at least a portion of parking areas shall be located
within 100 feet from the buildings they are required to serve; and
3. For all non-residential uses permitted in residential zones. the parking spaces shall be
located on the same lot they are required to serve and at least a portion of the paring
areas shall be located within 150 feet from the nearest building they are required to
serve;
4. Parking should �e located to the rear or sides of buildings, when feasible.
5. Except for single-family dwellings and duplexes, no parking or maneuvering area is
permitted in any required yard or landscaped buffer except for the minimum amount
necessary to access the development.

E. Driveways/Access-All parkingfacilities shall be provided with safe and convenient access
to a street. Ingress and egress to public streets shall be provided only through driveways of such
dimension, location and construction as approved by the Public Works Director. or their
designee . Driveways for single-family detached dwellings may not exceed twenty (20) feet in
width. Driveways for other than single-family detached and duplex structures shall be at least
15 feet in width for one-way traffic, and22feet in width for two-way traffic. No driveway shall
exceed 35 feet in width, nor be located closer than 20 feet to a side property line. Driveways onto
collector and arterial streets shall be combined where possible.

F. Suitable wheel or bumper stops are required to prevent vehicles from overhanging walkways,
and to prevent damage to l�dscaping. Concrete curbs shall be provided at the edge of all
parking and maneuvering areas. except for single family and duplex dwellings.

G. Parking facilities shall be designed so that exiting vehicles are not required to back into
streets, except for residential uses of less than four units on local access streets.

H. Marked walkways, at least five (5) feet in width, and separated from traffic lanes, parking
spaces and vehicle overhangs, shall be provided from parking areas to the entrances of the
associated use.

I. Landscaping/Screening - Landscaping and screening requirements for off-street parking are
contained in Section 17.64 "Landscaping".

J. Off-street parking and access for physically handicapped persons shall be prqvided in
accordance with Section 7503 of the regulations adopted pursuant to RCW 19.27, State Building
Code, and RCW 70.92, Public Buildings- Provisions for Aged and Disabled
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K. Snow Storage -Adequate space for the storage of snow removed from the parking lot shall be
provided Parking spaces over the required minimum may be used for snow storage. Snow
storage areas may not include required landscaping unless designed in such a manner as to
prevent landscaping damage.

L. Bicycle Parking- The City, through the Design Review process, may require bicycle parking
facilities (i.e., a bike rack or locker-type facilities) for uses such as:

Parks, playfields, 
Community facilities 
Elementary and secondary schools 
Sports club, or 
Retail business located along a developed bicycle trail or designated bicycle route 

All bicycle parking and storage shall be located in safe, visible areas in close proximity to 
building entrances and shall not impede pedestrian or vehicle traffic flow. Bicycle parking areas 
shall be well /it f Ol: nighttime use. 

M Pedestrian Circulation - Safe and convenient pedestrian paths shall be provided from 
parking areas to building entries and between buildings within a site and adjacent sites to 
provide for pedestrian safety and to encourage walking between lmsinesses. 

Section 17.56.060 Stacking Space 
A. A stacking space shall be an area measuring eight (8) feet by 20 feet with direct fomard
access to a service wlndow of a drive-though facility. A stacking space shall be located to
prevent any vehicles from extending onto public right-of-way, or inte,fering with any pedestrian
circulation, traffic maneuvering, or other parking space areas. When located in a parking lot,
drive-through facilities shall provide sufficient stacking spaces so as to not in any way obstroct
the normal circulation pattern of the parking lot. Stacking spaces for drive-through uses may
not be counted as required parking spaces.

B. Uses providing drive-through services shall provide vehicle stacking spaces as follows:
J. For each drive-through lane of a bank/financial institution, business service or other similar
use. a minimum of five (5) stacking spaces shall be provided. and;
2. For each drive-through lane of a restaurant, a minimum of seven (7) stacking spaces shall be
provided

Section 17.56.070 Loading Space 
Permanent off-street loading space shall be provided/or developments if the activity carried on 
is such that the building requires deliveries to it or shipments.from it of people or merchandise. 
No portion of a vehicle taking part in loading, unloading or maneuvering activities shall project 
into a public street, sidewalk or interior pedestrian area. Loading space or maneuvering areas 
shall be in addition to required off-street parking areas. 
A. Required NumbeT of Spaces.
J. Non-residential buildings engaged in retail, wholesale, manufacturing or storage activities,

exclu<f!ng self-storage facilities, shall provide loading spaces in accordance with the
following standards:
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GROSS FLOOR AREA REQUIRED NUMBER OF LOADING 
SPACES 

I to 9,999 square feet 0 

1 O. 000 to 16,000 square feet 1 
16,001 to 40,000 square feet 2 

40,001 to 64,000 square feet 3 

64,001 to 106,000 square feet 4 
For each additional 36,000 square feet 1 additional 

1. Buildings·engaged in hotel, office building, restaurant, hospital, auditorium, convention
hall, sports area/stadium, or other similar use shall provide loading spaces in
accordance with the following standards

GROSS FLOOR AREA REQUIRED NUMBER OF LOADING 
SPACES 

1 to 39,999 square feet 0 

40,000 to 60,000 square feet 1 

60,001 to 160,000 square.feet 2 
160,001 to 2 64, 000 square feet 3 

For each additional 140,000 square feet 1 additional 

B. Size. Each required loading space shall be a minimum of ten ( 10) feet in width, thirty (30)
feet in length, and have an unobstructed vertical clearance of fourteen (14) feet, six (6) inches.
C. Relationship of loading space to residential areas. Loading berths shall be located not closer
than fifty (50) feet to any residential district, unless wholly enclosed within a building, or unless
screened from such residential area by a wall or uniformly painted fence not less than six (6) feet
in height.
D. Relationship to Open space. No portion of a loading area may protrude into a required
yard, setback or landscape area. A covered loading berth shall comply with the minimum
setback requirements/or the district.
E. Screening. When abutting a public or private street (excluding alleys), loading spaces shall
be screened and fenced
E. Self- Service Storage Facilities -Multi-story self-service storage facilities shall provide two
loading spaces, and single story facilities one loading space, adjacent to each building entrance
that provides common access to interior storage units. Each loading berth shall measure not
less than twenty-five (25) feet by twelve (12) feet with an unobstructed vertical clearance of
fourteen-feet six-inches (14' 6''), and shall be surfaced, improved and maintained as required by
this chapter. Any floor area additions or structural alterations to a building shall be required to
provide loading space or spaces as set forth in this chapter.

Section 17.56.080 Lighting 
Any lighting of a parking lot or storage area shall illuminate only the parking lot or storage 
area. All lighting shall be designed and located so as ·to avoid undue glare or reflection or ligh( 
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onto adjoining properties or public rights-of-way m excess of measurement of one footcandle of 
illumination. Light standards shall not be located so as to interfere with parking stalls, 
maneuvering areas, or ingress and egress areas. Lighting shall be directed downward and 
shielded to reduce unnecessary light and glare. 
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Sections: 
17.64.010 
17.64.020 
17.64.030 
17.64.040 
17.64.050 
17.64.060 
17.64.070 
17.64.080 
17.64.090 
17.64.100 
17.64.110 
17.64.120 

Purpose 
Applicability 

CHAPTER 17. 64 
LANDSCAPING REQUIREMENTS 

Landscape Plan Approval 
Significant Trees 
Sueface Parking Areas 
Adjacent to Freeway Right-of-Way 
General Standards for All Landscape Areas 
Irrigation 
Timing of Installation 
Tree Repla.c_ement 
Maintenance 
Failure to Maintain Landscaping 

Section 17. 64. 010 Purpose 
The purpose of these regulations is to preserve and enhance the aesthetic character of the City, 
to improve the aesthetic quality of the built environment, to maintain existing significant 
vegetation, to reduce impacts of development on drainage systems and natural habitats, to 
promote the efficient use of water, and to support the "Mountains-to-Sound Greenway'� 

Section 17. 64. 020 Applicability 
All new development except for single-family residences shall be subject to the landscaping 
provisions required by the underlying zoning district (see specific zoning district regulations) as 
well as the provisions of this Section. 

Section 17. 64. 030 Landscape Plan Approval 
Development applications shall include a landscape plan consistent with the requirements of this 
Section. The landscape plan should be prepared or approved by a licensed landscape architect, 
certified nurseryman, or certified landscaper, and drawn on the same base map as the 
development plans. The landscape plan shall include: 
A. Total landscape area. including location of any street trees:
B. Identification of landscape materials (botanical/common name) and applicable size;
C. Property lines;
D. Impervious surfaces, including parking stalls, access aisles, and other vehicle use areas;
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E. Natural or man-made water features or bodies;
F. Existing or proposed structures, fences and retaining walls;
G. Natural features or vegetation left in a natural state;
H. Location and plan for all existing significant trees;
I. Any designated recreational and/or open space areas.

No building permit or clearing and grading permit shall be issued where landscaping is 
required until a lcouiscaping plan has been submitted to, and approved by, the City. The 
landscape plan shall include identification and provisions for any existing "Significant 
Trees" and any required Street Trees, as well as other landscaping requirements. 

Section 17. 64. 040 Preservation of Significant Trees 
Significant trees in areas in wetlands, fish and wildlife conservation areas, frequently 
flooded areas, geologically hazardous areas as defined in CENJC Chapter 18.01, and in 
the required lanefscaped buffer adjacent to I-90, shall be preserved ''Significant Trees" 
are defined as existing healthy trees which, when measured four feet above grade, have a 
minimum diameter of eight (8) inches for evergreen trees. or twelve (12) inches for 
deciduous trees. Significant trees shall be identified by a tree survey prepared by the 
applicant and shall be preserved to the maximum extent possible. During construction, 
the applicant sflal/ use accepted preservation techniques to protect significant trees 
designated for retention.-

Section 17. 64. 050 Surf ace Parking Areas 
Surface parking areas shall provide perimeter and interior landscaping as shown below. 
The perimeter landscaping may be used to meet landscape area requirements of the 
underlying zoning district. 

A. Perimeter Landscaping- The perimeter of all parking areas shall be landscaped
Parking areas that abut a residential zone shall be landscaped with a five (5) foot B2
buffer. Parking lots perimeters not adjacent to residential zone shall be landscaped with
a five (5) foot BI buffer. Parking lots adjacent to a public right-of-way shall be
landscaped with a five (5) foot B2 buffer.

B. Landscaping shall be provided within all surface parking areas encompassing six or
more stalls. Such parking areas shall have a minimum of ten (10) percent of the parking
area, maneuvering area and loading space landscaped, PROv1DED That no landscaping
area shallbe less than.fifty (50) square feet in area, and no parking shall be located more
than one hundred (JOO) feet from a landscaped area. Perimeter landscaping, required
adjacent to property lines andlor residential areas, shall not be calculated as part of the
ten (I 0) percent figure.

C. Landscaped islands shall be provided and distributed throughout the parking area at
' j 

a ratio of one tree for every six (6) parking stalls. Landscaped islands shall be a
minimum of 25 square feet in size and contain a minimum of one tree of suitable species
and ground cover plantings.
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D. Permanent curbs or structural barriers shall be provided to protect the plantings
from vehicle overhang and damage.

Section 17. 64. 060 Adjacent to Freeway Right-of-Way 
All development adjacent to Interstate 90 shall provide a vegetative and/or topographical 
buffer adjacent to the freeway right-of-way. Buffers shall be of an adequate width and 
shall contain adequate vegetation to screen uses from being viewed from the freeway. 
Buffers for attractive open space areas such as parks, golf courses and open space may 
contain landscaping that permits filtered views of the open space activity. If existing 
native vegetatirm within this buffer is insufficient to provide a visual screen, the City may 
require supplemental plantings and/or an increase in the width of the buffer. 

Section 17. 64. 070 General Standards for all Landscape Areas 
A. All new development shall comply with the screening and buffering required by the
buffering matrix in Table 17. 64-1 and the following standards:
I. B.1-Low Screen Buffer. This buffer is intended for areas where a limited buffer screen
is required to separate uses that are potentially incompatible. This buffer is composed of
live ground cover through out the buffer and trees planted every thirty feet along the
length of the buffer.
2. B.2-Medium Screen Buffer. This buffer is intended/or areas where a moderate
buffer is needed to separate incompatible uses. This buffer is composed of live ground
cover through out the buffer, evergreen shrubs which reach a minimum of two (2) to four
( 4) feet in height and trees planted every thirty feet along the length of the buffer.
3. B. 3 - High Screen Buffer. This buffer is used where a high degree of visual screening
is required between incompatible uses. This buffer consists of a fully site obscuring fence
with landscaping between the fence and the property line composed of live grmmd cover
through out the buffer, evergreen shrubs which reach a minimum of six (6) feet in height
and trees planted every thirty feet along the length of the buffer

Table 17.64-1 
District of Mi.nimum buff er requirements for side and rear yards abutting 

Development contrasting district 
R RM Commercial I BP 

RM 5/B2 5!B2 JO/Bl JOIB2 JOIB2 
Commercial JOIB3 5!B3 5/Bl 5/Bl 5/Bl 

(all) 
I 20/B3 20!B3 5/BJ 5/Bl JO/B2 

BP 20/B3 20!B3 5/Bl JOIB2 5/Bl 

B. All new landscape areas shall be subject to the fallowing provisions:
1. Plant selection shall consider adaptability to. climate, geologic, and topographical
characteristics of the site. Bark, mulch, gravel or other non-vegetative material shall
only be used in conjunction with landscaping to assist vegetative grow.th and
maintenance or to visually complement plant material. Non-vegetative material is not a
substitute for plant material.
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2. Berms shall not exceed a slope of two horizontal feet to one vertical foot (2:1).
3. Landscape areas shall be provided with adequate drainage.
4. Retention of existing substantial vegetation is encouraged
5. Use of native vegetation is encouraged
6. All plants shall conform to American Association of Nurserymen (AAN) grades and
standards as published in the ''American Standards for Nursery Stock' manual, provided
that existing healthy vegetation used to augment new plantings shall not be required to
meet the standards of this manual.
7. Single-stemmed trees required pursuant to these regulations shall, at the time of
planting, conform to the following standards:

1. Deciduous trees shall have a minimum caliper of two (2) inches and a height
of twelve (12) feet.
2. Conifers and evergreens shall be at least six (6) feet in height.

8. Multi-stemmed trees shall be permined as an option to single-stemmed trees provided
that such multiple-ste.mmed trees are at least eight (8) feet in height and not allowed
within street rights-of-way.
9. Medium and tall shrubs required pursuant to these regulations shall be at least 24 -

30 inches in height at time of planting. 
10. Groundcover required pursuant to these regulations shall be a least four (4) inches
in height at time of planting and spaced to result in the required coverage within three
(3) years�
11. Landscape water features shall not use potable water unless the water feature
recirculates water used in its operation.
12. Landscaping shall not conflict with the safety of those using adjacent sidewalks or
with traffic safety.
13. Required landscape areas which, at the determination of the City, are inappropriate
to landscape due to the existence of some natural or man-made feature. shall be
relocated: first, to another lot line, or second, to an equal-sized area elsewhere on the
property as directed by the City.
14. Plants listed on the Noxious Weed List of the Kittitas County Weed Board or the
State of Washington Noxious Weed List are prohibited in landscaped areas.

17. 64. 080 Irrigation
All plants shall receive sufficient water to assure their survival. Landscaping that can be
supported by natural precipitation patterns to encourage the conservation of water.
Automatic irrigation systems are required for all landscaped areas required by this title
unless a landscape architect, certified m,rseryman, or certified landscaper certifies that
the proposed landscaping consists of native or other suitable vegetation which is capable
of surviving without supplemental irrigation. Irrigation systems shall make provisions
for winterization. Irrigation water, whether manually applied or applied through an
irrigation system, shall be applied with the goals of avoiding runoff and overspray. An
irrigqtion plan and schedule shall be included as part of the required landscape plan.

17. 64. 090 Timing of Installation
All required landscaping shall be installed prior to building occupancy, PROVIDED
That the City may authorize up to a 180-day delay when planting season conflicts could
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produce a high probability of plant loss. A bond or assignment of funds in the amount of 
125% of the work and materials required to install the approved landscaping shall be 
required 

17. 64.100 Tree Replacement
If any existing uee(s) designated for retention as part of the required landscaping is
damaged or desuoyed, replacement trees shall be planted as follows:

Deciduous trees - Minimum caliper of three (3) inches;
Evergreen trees - Minimum height of twelve {I 2) feet.

17. 64.110 Maintenance
Whenever landscaping is or has been required in accordance with the provisions of this
chapter, the landscaping shall be permanently maintained in a healthy growing
condition, free. of trash ·and debris, so to accomplish the purpose for which it was initially
required Dead or dying plantings shall be removed and replaced or repaired unless
specifically required to provide wildlife habitat. Irrigation systems shall be maintained
and periodically inspected to assure proper functioning.

17.64.120 Failure to Maintain Landscaping 
The City Planner or designated representative is hereby authorized and empowered to 
notify the owner of any property required to be landscaped. or the agent, tenant, lessee or 
assignee of any such owner, that the landscaping is not being adequately maintained and 
the specific nature of such failure to maintain. Ihe notice shall specify the date by which 
the maintenance must be accomplished, and shall be sent by certified mail, addressed to 
the owner at the last known address. 

Upon the failure, neglect or refusal of any owner or agent so notified to peiform the 
required maintenance within the time specified in the written notice, or within fifteen ( 15) 
days of after the date of such notice if the notice is returned to the City by the by the Post 
Office because of the inability to make delivery thereof, provided the notice was properly 
addressed to the last known address of the owner or agent, the City Planner or 
representative may take additional enforcement action as authorized by this title. 
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Sections: 
17.76.010 
17. 76.020
17. 76.030

17. 76.040

CHAPTER 17. 76 SITE AND DESIGN REVIEW 

Purpose 
Applicability 
Timing 
Design Revi.ew Process 

17. 76.010 Purpose 
The purpose of these regulations is to promote the public health, safety and general 
welfare by reviewing development applications to insure compliance with adopted 
development standards, andto establish a uniform process/or such review. 

17. 76. 020 Applicability 
The site and design revzew process shall be applicable to all permanent new development 
and redevelopment subject to the following exemptions: 

1. Construction of a single-family residence or duplex and accessory structures.
2. Interior remodels
3. Painting and other maintenance work including re-roofing or re-siding where

materials are consistent with the existing materials
4. Sign permits
5. Other development determined by the Planning Director to not require review.

17. 76.030 Timing
For any development activity that requires Design Review, the applicant must comply
with provisions of this Chapter prior to approval of a building permit or undertaking any
development activfty; provided that an applicant may submit a building permit
application at any time during the design review process.

17. 76. 040 Design Review Process 
1. Pre Application conference
A pre-application conference may be required pursuant to BGMC 17.100. 050.
2. Application
Following the pre-design meeting, the applicant shall submit a Design Review
application on a form provided by the Planning Department, together with the required
application fee. The application shall include the following materials unless waived by
the planning director, as well as all application materials required as a result of the pre­
design meeting:

a. Written narrative description of uses, types of structures proposed, hours
of operation, abutting properties, proposed access, frequency of
deliveries, and construction schedule, including any proposed phasing of
development

b. Five copies of an existing conditions plan drawn to a minimum scale of
one inch equals two hundred feet on a sheet no larger than twenty-four
inches by thirty-six inches and including one reduced size copy no larger
than legal size. The existing conditions plan shall contain the foil owing .
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features; the subject property boundaries, dimellSions and size, Current 
structural or landscape setbacks, location of existing on-site driveways 
and access points within 100 feet of the subject site. location and 
dimension of any on-site stroctures, location of utilities, location of the 
nearest fire hydrant, location of existing stroctures within 100 feet of the 
site, locations and dimellSions of adjacent public or private roads and 
right-of-way or easements, approximate location of significant natural 
features including slopes over 25%, waterbodies, rock outcrops, wetland 
areas, areas of significant vegetation, the location of trees or groups of 
'trees over six inches in diameter, and the location of any critical areas. 

c. Five copies of a site plan drawn to a minimum scale of one inch equals
two hundred feet on a sheet.no larger than "twenty-four inches by thirty-six
inches and including one reduced size copy no larger than legal size. The
Site plan shall contain the following information: the subject property
.boundaries, dimensions and size, location, dimensions and height of all
proposed stroctures, location of building accesses, proposed setbacks,
proposed phasing, proposed landscaping, location and dimensioflS of
vehicle and pedestrian access points and circulation routes, the location
of all proposed on-site parking including provisioflS for Jumdicap parking,
any easements, the location of any proposed lights, and any other
proposed site improvements.

d Five copies of proposed architectural elevations. 
e. Preliminary grading, erosion control and stormwater plan.
f Preliminary utility plan.
g. Any other items that are necessary to review the proposed development

3. Decision
The Planning Director or review authority shall review the Design Review application
for compliance with the design and zoning regulatioflS of this Code, using the design
guidelines within the zoning districts and Comprehe11Sive Plan to interpret how the
regulations apply to the subject property. After reviewing the application and
application materials, the Planning Director may grant, deny, or conditionally approve
the application subject to modifications and the requirements of CFJvfC 17. J 00. No
development permit for the subject property requiring Design review approval will be
issued until the proposed development is granted Design Review approval or conditional
approval. The terms of the Design Review approval or conditional approval will become 
a condition of approval on each subsequent development permit and no subsequent 
development permit will be issued unless it is consistent with the Design Review approval 
or conditional approval. The Planning Director shall send written notice of the Design 
Review decision to the applicant. If the Design Review application is denied, the decision 
shall specify the reasons for denial. 

4. Appeals
Appeals of the decisions are permitted subject to CEMC 17.100.120 {Appeals section)

5. Duration of Approval
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The applicant must begin construction or submit a complete building permit application 
consistent with the Design Review approval to the City within -the time period specified 
in CEMC 17.100.130, or that decision becomes void 

6. Criteria for Design Review approval
A. In coruiucting the design review process, it shall be the responsibility of the Planning
Director or designee to review designs for compliance with all the provisions of the
zoning code and any other applicable regulations that affect the design of a development.
B. In reviewing design plans the planning director shall consider the following standards
have been met: This section does not list all the standards against which the application
will be reviewed. the foil owing are listed to indicate the various requirements of
development. Failure to comply with the listed requirements or other requirements not
listed here shall be ground for denial of design review approval.

1. The proposed use is permitted within the zoning district in which it is located.
2. The proposed design meets the dimensional requirements of the zoning district

including lot, yard, building, height and other requirements.
3. The proposed design meets landscaping, screening and buffering standards of

CEMC 17.64.
4. The proposed design meets the Off-Street Parking and Loading requirements of

CEMC 17.56.

5. The standards of Chapter 18.01, Maintenance, Enhancement and Preservation of
Critical Areas are met.

6. The proposed design and use meets all other applicable sections of Cle Elum
Municipal Code.

7. Public improvements are completed in compliance with applicable code sections.
8. Adequate and safe provisions are made for pedestrian and vehicle access.
9. All conditions of applicable previous approvals (SEP A review, CUP, rezones) are

met.
10. All applicable conditions and criteria found in other Cle Elum Municipal Code

titles are met.

17. 76. 050 Supplementary Development Standards
In addition to the requirements identified elsewhere is this title, developments subject to
Design and Site Plan Review shall contain the following standards unless otherwise
specified it the zoning district.

A. A contimwus pedestrian walkway shall be provided from the public street
to access building entrances. The pedestrian walkway shall be a minimum of six
feet wide and shall be elevated, protected by a curb, bollards, or landscaping
otherwise protected to prevent vehicles from parking, driving or entering the
walkway. The required six feet may not be encroached by vehicle overhangs. The
walkway shall be composed of port/and cement concrete, brick pavers or other
similar surface. Where a walkway must cro1s a vehicle access aisle it shall be
distinguished from the driving areas by use of an alternative paving material
which may be brick, pavers, or scored, brushed or colored concrete.
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B. Ground level mechanical equipment shall be screened with visual barriers
from adjacent property, public roadways, parks or other public areas.
Mecllanical equipment on roofs shall be screened from ground level.

C. A storage area for garbage and recycling containers shall be provided.
The area shall be fully screened by a fence, wall, landscaping or combination
thereof Storage areas may not be located in a public right-of-way and where an
alley serves the site, shall only be accessed from the alley.

D. Predominant building materials shall be those materials that are
characteristic of the historic !mi/dings in the city or cllaracteristic of Central
Washington, such a brick, wood. native stone, and tinted and textured masonry.
Visible Roofs should be metal. Architectural methods, such as parapets, shall be
used to conceal flat roofs. Mansard roofs are prohibited

E. Outdoor storage and display of materials shall be screened from streets,
rights-of-way and adjacent proper1ies may a fully site obscuring buffer consisting
of appr.opriate fencing and landscaping.

F. For all uses creating over 2,000 square feet of new impervious surfaces a
stormwater control plan is required that treats and retains all stonnwater on-site.
This section shall not apply to development within the Old Town Commercial
zoning district. Development in the Old Town Commercial may either treat and
retain all stonnwater on-site or make connection to an available city owned
system in a fashion acceptable to the Public Works Director and making any
necessary improvements. Impervious surfaces shall include cement, concrete,
packed earth and gravel or other similar surface which changes the runoff
patterns from native soils.

G. Roofs shall be designed such that snow from the roof will not be deposited
on adjacent public or private properties.
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17.80.010 
17.80.020 
17.80.030 
17.80.040 
17.80.050 
17.80.060 
17.80.070 
17.80.080 
17.80.090 

CHAPTER 17. 80 
CONDITIONAL USE PERMITS 

Purpose 
Applicability 
Procedure 
Submittal Requirements 
Criteria for Granting Conditional Use Permits 

'Special Conditions 
Revocation of a Conditional Use Permit 
Change, enlargement or alterations 
Permit Approvals - Validity 

17. 80.010 Purpose
The purpose of this chapter is to provide procedures and criteria for conditional uses
which, because of their unusual size, special requirements, potential safety hazards,
and/or other potential detrimental effects on su"ounding properties, are allowed in a
specific zone at a specific location only after review by the City to determine if the use is
compatible with other uses in the same vicinity and zone. The graming of a Conditional
Use Permit may include the imposition of specific development and performance
standards beyond that required in the underlying zoning to assure compatibility. The
conditional use process is not intended to allow for uses that are not specifically listed in
the zoning ordinance to be permitted

17. 80. 020 Applicability.
The provisions of this chapter shall apply to all uses that are listed as conditional in this
title.

17. 80. 030 Procedure
Conditional use permits shall be considered a Type III process pursuant to CEMC
17.100.

17. 80. 040 Submittal Requirements
All applications for conditional use permits shall contain the following information:

1. A completed application form signed by the owner(s) of the property subject to
the application. If the applicant is not the property owner, a signed instrument
authorizing the application is required

2. A legal description of the S1.1bject property supplied by the Kittitas County, a title
company or surveyor licensed in the state of Washington, and a cu"ent county
assessors map{s) showing the property (ies) subject to the applicatiop.

3. A cu"ent assessors map quarter section map identifying the properties within 300
feet of the subject site and the names and mailing addresses of all property
owners of record

4. The application fees specified by CEMC 16. 48.
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5. A site plan prepared according to CEMC 17. 7 6 (site plan review section) that
includes the proposal and its relationship to uses within 300 feet of the subject
property.

6. A written statement including:
a. A detailed description of the proposed use.
h. A description of haw the proposal meets the approval criteria in 17.80.050
c. A analysis of how the proposal is consistent with the City of Cle Elum

Comprehensive Plan.
d A detailed description of any mitigation measures proposed by the 

-applicant to meet the approval criteria. 
7. Other information that the city planrzer deems reasonably necessary to review to

the application.

17. 80. 050 Crit�a for Granting Conditional Use Permits
A Conditional.Use Permit shall be granted only after the City has reviewed the proposed
use and determined that it complies with the standards and criteria set forth in this
subsection. A coruiitioool use permit shall be granted only if the applicant demonstrates
that:

1. The proposed use will be designed and operated in a manner which is
compatible with the character, appearance, and operation of existing or proposed
development in the vicinity of the subject property; and,

2. The hours and manner of operation of the proposed use are not inconsistent
with adjacent or nearby uses; and,

3. The proposed use is compatible with the physical characteristics of the subject
property and neighboring properties; and,

4. The location. nature and intensity of outdoor lighting is such that it is
consistent with the surrounding neighborhood and does not cast light or glare on
adjoining properties; and,

5. The proposed use is such that pedestrian and vehicular traffic associated with
the use will not be hazardous or conflict with existing and anticipated traffic in
the neighborhood; and,

6. The proposed use is capable of being served by public facilities and services,
arui will not adversely the level of service to surrounding areas; and,

7. The proposed use is not detrimental to the public health, safery, or welfare;
and

8. The proposed use is consistent with the goals and policies of the
comprehensive plan; and,

67 EXHIBIT G-02



9. The subject site can accommodate the proposed use considering the size,
shape, topography and drainage.

17.80.060 Special Conditions

Special conditions may be imposed on the proposed conditional use to ensure that the 
proposed use will meet the above standards and criteria. Guarantees and evidence 
regarding compliance with such conditions may be required 

17. 80. 070 Revocation of a Conditional Use Permit
The City may Fevoke a conditional use permit if, after a public hearing before the
Planning Commission, the Planning Commission.finds that the conditional use is not
being operated as specified, or that the use is violating conditions set forth in the
conditional use permit. Revocation is not the only remedy to addressing non-compliance
with conditional use permit requirements. Enforcement proceedings may occur under the
provisions of thi$ title . .

17. 80. 080 Change, enlargement or alterations
Any change, enlargement, or alteration to an approved conditional use shall require the
submittal and review of a new conditional use application. A one-time enlargement of a
conditional use not to exceed a ten percent increase in size, mnnber of visitors or
increase in traffic may be permitted through the design review process. The transfer or
change in owner or operator of the CUP shall require the submittal of a Type I
application.

17. 80. 090 Permit Approvals - Validity
Permit approvals shall generally be valid for the time specified in CEMC 17.100.
Certain uses may de approved for specific lengths of time where the use requires review
to determine its appropriateness or conditions of approval.
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Sections 
17.85.010 
17.85.020 
17.85.030 
17.85.040 

Pu,pose 
Applicability 
Procedures 
Criteria 

17. 85. 010 Pu,pose 

Chapter 17.85 
Variances 

This chapter provides for the relief of hardships that may be caused by the strict 
application of the requirements of this title to properties that have unusual 
characteristics, through the granting of variances to specific aspects of this title. 

17. 85. 020 Applicability 
Variances may be granted to all numerical standards of this title with the 

exception of lot size and density. 

17. 85. 03 0 Procedures
Variances shall be considered as Type I, II or III applications based on the extent of the
variance
A. Variances of less than 2% of any required standard shall be considered diminimus

and will not require a separate application for a variance and will be reviewed along
with the underlying application.

B. Variances of between 2 and 10% percent of any required standard shall be processed
as a Type II application.

C. Variances of greater than 1 Q-0/6 of any required standard shall be processed as a Type
III application.

17.85.040 Criteria 
The review authority may grant a variance only in those cases where findings are made 
that all of the following conditions and criteria are met: 
A. There are unusual, exceptional or extraordinary circumstances or conditions

applying to the property that do not apply generally to other property in the same
vicinity or district. Such conditions may include topography, unique natural
conditions, surroundings and size or unusual shape of the lot.

B. The unusual circumstances or conditions and the strict application of this title cause
the loss of a substantial property right possessed by the owners of other properties in
the same vicinity or district.

C. The granting of a variance to remedy the hardship will not be detrimental to the
public welfare or injurious to properties in the vicini,ty or district in which the
property is located and the variance will be in general keeping with the purpose and
intent of this title.

D. The variance approved will be for the least amount that will make possible the legal
use of the land, building or structure and will not provide a special privilege
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inconsistent with the limitations upon use of other properties in the vicinity or use 
district. 

E. The variance will not adversely affect the realization of the comprehensive plan.
F. The need for the variance was not caused by the actions of the applicant or property

owner.
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Sections: 

. Chapter 17.J690 
SIDEWALK DISPLAYS AND ADVERTISING 

IN COMMERCIAL AND INDUSTRIAL 
ZONES 

17J690.010 Sidewalk displays and 
advertising. 

17.Mt90. 020 Permits and requirements.

17.Mt90.010 Sidewalk displays and advertising.
Merchants and business people may, temporarily, subject to the provisions of this title,

display wares and merchandise and plaee advertising sigas Ema advertising objects on 
sidewalks a:ed parlciag strip areas abutting their own business premises within 
commercial, bu�ness park or industrial areas zoned as such in the city. Such acts shall 
not be considered nuisances under Chapters 8.12 and 12.08 and any other existing city 
ordinances if a permit is obtained and all other requirements of this title are met. (Ord. 
609 § 1, 1966) 

17 .3690.020 Permits and requirements. 
Such displays and advertising on sidewalks or parking strips shall be unlawful, and a 

nuisance, unless: 
A. A permit therefor is obtained from the city under such terms for the public safety and

convenience as the city council shall prescribe;
B. There is left a free., unobstructed and adequate area for passage of the public that is a

minimum of six feet wide;
C. The abutter makes adequate provision for safe-guarding the public against injury to

person and damage to property;
D. The abutter agrees in writing to indemnify and save the city harmless from all claims,

suits and liabilities arising in any way out of such use of the sidewalks and/or parking
strips;

E. No permit shall be approved for more than 7 days in arry one year period;
The abutter keeps in full force and effect and leaves on deposit with the city clerk at all
times while the city permit is in effect a liability insurance policy as described. The
policy shall be in a reputable insurance company acceptable to the city. It shall provide
not less than twenty-five thousand dollars per person and fifty thousand dollars per
occurrence personal injury coverage, and not less than one thousand dollars per
occurrence property damage coverage, and shall specifically under its terms afford such
liability protection to the city as well as the abutter. (Ord. 609 § 2, 1966)
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Sections: 

Chapter 17 .49110

BUILDING AND USE PERMITS 

17.49110.010 Application. 
17.49110.020 Plats or maps required. 

17.49110.010 Application. 
All applications for building or use permits, for use of premises, for erection of 

structures, or for additions to structures, shall be submitted to the city official in charge of 
issuing building permits and inspection of buildings (referred to as the building inspector 
in this title). With the exception of buildings and uses in existence at time of adoption of 
the ordinance codified in this title, no building shall be erected or altered or added to or 
moved, and no industrial, residential, commercial or public use shall be made of any 
premises within the city, unless a permit therefor is first obtained under the provisions of 
this title. (Ord. 545 § 12(1), 1960) 

17.49110.020 Plats or maps required. 
All applications for erection, alteration, addition or moving of any building or structure 

shall contain plats or maps, drawn to scale, showing the actual dimensions of the lot to be 
used, and the size and location of existing buildings and improvements thereon, and of 
the building or structures to be built, altered, enlarged, or moved thereon. (Ord. 545 § 
12(2), 1960) 
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Sections: 

Chapter 17.44115 
ADDITIONSORANNEXATIONSTOCITY 

17.44115.010 Use districts. 

17.44115.010 Use districts. 
Any area added or annexed to the city shall automatically be zoned in accordance with 

the city comprehensive plan in effect at the time of such annexation or adopted 
concurrently with the annexation.. (Ord. 935 § 1, 1991: Ord. 545 § 16, 1960) 
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Sections: 
17.48120.010 
17.48120.020 
17.120.030 

Chapter 17.48120 
AMENDMENTS AND RECLASSIFICATIONS 

Authorized. 
Hearing notice. 
Standards and Criteria for granting a reclassification 

17.48120.010, Authorized. 
The city council may, upon proper petition of the affected property owner(s) e.ot less 

thae. twee.ty five interested · eitizens, or upon its own motion or that of the Planning 
Commission, and after public hearing, change by ordinance the district boundary lines or 
some classification as shown on the district maps, and may amend, supplement or change 
by chapter the.r�ations herein established. (Ord. 545 § 15(1), 1960) 

17 .48120.020 Application Procedure and Hearing notice. 
Application for a rezone shall be processed as a Type IV application as outlined in 

Section 17.100._, Procedures. Notice of proposed district boundary changes shall be 
given per the requirements of Chapter 17.100._. Prior to any such public hearing, 
notice th�reof shall be given by publishing once in the city's offieia:l ne·.vspaper, and by 
posting iii at least three public places in the city, a brief summary of the chafl:ges 
proposed, ae.d a general deserif>tion of the areas affected, ae.d also stating the date, time 
and place of the public hearing. (Ord. 545 § 1(2), 1960) 

17.120. 030 Standards and Criteria for Granting a Reclassification 
The following standards and criteria shall be used by the Planning Commission and City 
Council to evaluate a requestfor rezone. Such an amendment shall be granted only if the 
request is found to be consistent with the fallowing: 
1. The proposed rezone is consistent with the Comprehensive Plan.
2. The proposed rezone and subsequent development would be compatible with
development in the vicinity.
3. The proposed rezone will not unduly burden the transportation system in the
vicinity of the property with significant adverse impacts which cannot be mitigated
./. Adequate public utilities and public facilities are available to sene subsequent
development.
5. Circumstances have changed substantially since the establishment of the current
zoning district to warrant the proposed rezone.
6. The proposed re:one will not adversely affect the health, safety and general
welfare of the citizens of the city.
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Seetiens: 
17.Sl.919
17.52.919

17.52.QJQ 

Chapter 17.52 
APPEALS TO CITY COUNCIL 

Authorized. 
." .. ppeal of intef'jlFetatiee OF 
eefereemeet. 
Beer-ti ef adj ustmeet. 

17.Sl.CUQ Authemed.
/'.ny mterested eitizea or administrative offieer of the eity may appeal to the eity

eouneil from any rulmg of the planning eommissioH or from any ralmg of an 
administratF;e offieer or employee of the eity pertainiag to the granting or deaial of any 
permit applied for hereuHder, hy filing wtth the city clerk ·.vithia teH days from such 
ruling a writteB Hetiee ef appeal. There1::tf)OH the plar .... ,mg eommissioH, auildmg 
iHspeetor, or administrative officer or em13loyee of the eity, a-s the ease may be, shall 
forthvlith transmit to the eity elerk all papers eonstituti:Hg the record upon ·.vhieh the 
aetioa appealed irom was takea. In additioa thereto, the city couooil may at its heariag 
receive such further evideHce as may he relevant. Upon due and puelic hearing, the 
couooil shall have power to oYerrule or alter any such raling;: provided, ralmgs of the 
plamring eommissioa may be o¥erruled or altered only by affu:ma.tive Yote of at least four 
members ofthe eity eouneil. (Ord. 545 § 14(1), 1960) 

17.52.0lQ Appeal ef iatefl)Fetfttiea &F 
eefereemeet. 

/'.ny person may appeal to the planning commission for a ruling as to the mteff)retation 
er enforeement of this title. 8ueh raliags shall be subject to reo.:iew, by appeal to the city 
couacil, as provided in this chapter. (Ord. 545 § 14(2), 1960) 

17.52.030 Beard ef adjustment. 
. The city council shall constitute the boarcl of adjustment in all matters arising under 
this title. (Ord. 545 § 14(3), 1960) 
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Sections: 
17.66125.010 Duties. 

17.66125.010 Duties. 

Chapter 11.66125

ENFORCEMENT 

It shall be the duty of the builcling inspector planning director to see that this title is 
enforced through the proper legal channels. The planning director He shall issue no 
permit for the construction or alteration or addition to or moving of any building or 
structure unless the plans, specifications and intended use of such building and premises 
conform in all respects with the provisions of this title, or unless approval is specifically 
obtained under �he provisions of Section 17.04.090 of this code this title. (Ord. 545 § 13, 
1960) 

Sections: 
17.60130.010 Designated. 

17.60130.010 Designated. 

CHAPTER 17.@130 

VIOLATION-PENALTY 

Any person, firm or corporation adjudged guilty of violating, disobeying, omitting, 
neglecting or refusing to comply with the provisions of this title, or who resists the 
enforcement of any of the provisions of this title, shall be fined in the sum of not more 
than three hundred dollars, or imprisoned for not more than ninety days, or both fined 
and imprisoned as herein provided, for each offense. Each day a violation occurs may be 
considered a separate offense (Ord. 545 § 19, 1960) 
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ORDINANCE NO . .J.1%2 ( {;frtct,;,7.,1.,,,-
) 

An Ordinance of the City Council of the City of Cle Elum, adopting the Bullfrog UGA 
Subarea Plan, Planned Mixed Use Zoning Ordinance and Zoning Map pursuant to the 

authority of Chapter 35.13 RCW for the Property known as the Bullfrog UGA 

WHEREAS, The City of Cle Elum is a second class municipal corporation organized under the 
laws of the State of Washington, located in Kittitas County, Washington; and 

WHEREAS, Chapter 3 5 .13 RCW authorizes the City to adopted Preannexation planning and 
zoning to take effect when a property is annexed to the City; and 

WHEREAS, the property commonly known as the Bullfrog UGA is located within the City of 
Cle Elum Urban Growth Area; and 

WHEREAS, the Cle Elum Planning Commission has completed its review and recommended 
approval of the Bullfrog Subarea Plan, the Planned Mixed Use zoning district and the zoning 
map for the Bullfrog UGA; and 

WHEREAS, pursuant to RCW 3 5 .13 .178, the City Council held its first public hearing on the 
proposed subarea plan and zoning on February 19, 2002, and its second public hearing on 
August 27, 2002, conducted deliberations on February 19, 2002, August 27, 2002, September 24, 
2002, and October 8, 2002; and 

WHEREAS, the City Council has considered all of the public comments, the Planning 
Commission recommendation, and the information contained in the staff reports; and finds that 
the proposed subarea plan and zoning reflect the best interests of the public health, safety and 
welfare of the citizens of the City of Cle Elum and are consistent with the adopted City of Cle 
Elum Comprehensive Plan; and 

WHEREAS, the City Council finds that on January 8, 2002, Kittitas County approved one-acre 
residential zoning for the Peare, et al. Property, and therefore, the zoning proposed for the Peare, 
et al. Property is consistent with the existing County zoning; and 

WHEREAS, the City Council finds that the Puget Sound Energy substation property is currently 
developed as a power substation and as such, the proposed Public Reserve zoning best fits the 
property's existing use; and 

WHEREAS, Puget Sound Energy has indicated support for the proposed zoning annexation. 

NOW, THEREFORE, BE IT ORDAINED as follows: 

1. The City Council hereby adopts the Bullfrog Subarea Plan, (June 18, 2002 revision), a
copy of which is attached to this Ordinance as Attachment I as a subarea plan to the City of Cle
Elum Comprehensive Plan, to take effect upon annexation of all or any portion of the property
into the City of Cle Elum.
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2. The City Council hereby adopts the zoning map attached to this Ordinance as Attachment
2 as the official zoning map for the Bullfrog UGA, to take effect upon annexation of all or any
portion of the property into the City of Cle Elum.

3. The City Council hereby adopts the PMU zoning district text attached to this Ordinance
as Attachment 3 as an amendment to the City of Cle Elum Zoning Code, CEMC Title 17, to take
effect five days after publication of this ordinance.

4. The City Council adopts the findings and conclusion of the Planning Commission,
inclusive of the staff report :findings referenced therein as well as staff reports dated August 27,
2002 and September 24, 2002, the findings and conclusions of the City Council in support of this
Ordinance, in addition to the recitals contained in this Ordinance.

PASSED by the City Council and signed by the MaY, r of this � day of QJo� ; 2002.

Approved as to form: 

��,Ja� 
Erin L. Anderson, Cit.y...Atterliey 

ATTACHMENTS 

1. Bullfrog Subarea Plan, June 18, 2002 revision
2. Bullfrog Subarea Zoning Map, August 27, 2002
3. Planned Mixed Use Zone
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CHAPTER4 

HOUSING ELEMENT 

Development within the Bullfrog Subarea will result in significant increases in both 
permanent and seasonal population. Housing development within the Subarea is 
intended primarily to accommodate the anticipated need for permanent, affordable and 
market-rate housing. There is a potential significant cumulative impact to the Cle Elum 
housing market from an expanding employment base associated with development of 
the business / office park and the MountainStar Resort. Future housing needs include 
rental housing and home-ownership opportunities suitable for all household sizes at 
prices affordable to market rate as well as low and moderate-income households. 

The U.S. Department of Housing and Urban Development defines housing affordability 
according to the proportion of a household's income paid for rent or mortgage. Housing 
payments in excess of 30% of household gross (verify) income are considered an 
excess economic burden. Low-income households are considered to be 50% of the 
median household income for the County and moderate-income is 80% of the median 
household income. Income data for Upper Kittitas County is the appropriate measure 
by which to determine housing affordability for the Bullfrog Subarea. 

Short-term impacts to population and housing demand are expected from construction 
workers employed in developing the Bullfrog Subarea and the nearby MountainStar 
Resort. During construction, non-local workers will likely be needed. While some non­
local workers will commute, a significant percentage of workers will move temporarily to 
Upper Kittitas County - many desiring spaces for motor homes. Potential impacts 
include lower housing vacancy rates and increases in housing costs and property 
values. The local response to the changing housing market may include additional 
residential development, including multi-family housing. 
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Within the Buflfrog Subarea, four housing types for permanent occupancy are proposed: 
single-family, wholly owned condominiums, subsidized housing and multi-family rental 
apartments. At buildout, the total number of potential new housing units within the 
Trend West ownership would be approximately 1,300 - the final number will depend on 
the development alternative ultimately approved. Within the Trendwest development, 
the projected Year 20 population is 2,400, and at build-out, 3,120 (based on 2.4 persons 
per household). The Bullfrog Subarea will not provide all the new housing needed to 
accommodate the City's projected 20-year population growth - existing vacant 
residential land within the present City limits will also be needed for the projected 2,750 
new residents. 

Seasonal accommodations and the associated seasonal population within the Subarea 
woutd be in addition to the above numbers for permanent housing. Seasonal increases 
in housing demand would be associated with use of the potential Horse Park, golf 
course, and other recreation activities. 

For all housing types, the intent is to create a community setting rather than walled and 
gated enclaves. New residential development will be integrated with the community as 
a whole in the arrangement of houses with respect to streets and public trails and open 
spaces. Prominent features such as monument signs, gateways, or kiosks are not 
appropriate as entrances to individual residential areas, although temporary marketing 
signs and neigt:ll:>orhood identification signs may be ara appropriate. Monument signs 
at the SR-903. Bullfrog Road and Ranger Station Road entrances may be permitted. 

GOALS: 

1. To provide high quality residential development of various designs, densities, and
costs that will accommodate part of the area's projected permanent and seasonal
population growth.

2. To develop all new housing in a community or small town setting, with sensitivity to
the natural environment.

3. To meet part of the demand for housing associated with projected employment in
the vicinity and the Bullfrog Subarea's business park.

4. To provide affordable housing choices for households of all income levels.

5. To increase the range of housing opportunities in the greater Cle Elum community.

6. To prevent an unreasonable escalation of housing prices and rents in Cle Elum
associated with the influx of construction workers associated with the proposed
MountainStar Master Planned Resort development.
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POLICIES 

1. Provide a range of housing types, sizes and costs including single-family homes,
townhouses, apartments and condominiums, to meet a wide range of incomes and
household types.

2. Develop programs so that a proportion of the ownership and rental housing units are
affordable to low and moderate-income households and to assure they are retained
as affordable.

3. Utilize household income data for Upper Kittitas County to determine housing
affordability targets.

4. Coordinate with local planning agencies including the Kittitas County Action Council
to develop a housing needs assessment and a housing development plan to provide
for low and moderate income households and special needs individuals.

5. Encourage the clustering of residential development to conserve land, preserve
significant environmental features, and permit densities necessary to support
cost-effective provision of utilities and affordable housing.

6. Design the subdivisions and neighborhoods to enhance pedestrian circulation so
residents have access throughout the Bullfrog Subarea and to downtown Cle Elum
without the need of automobiles.

7. Integrate neighborhood recreational opportunities and public open space with
residential developments.

8. Develop design guidelines; and covenants, conditions, and restrictions to guide
residential development in the Bullfrog Subarea consistent with the goals and
policies of the Cle Elum Comprehensive Plan and the Bullfrog Subarea Plan.

9. Insure and as necessary provide housing opportunities for construction workers
employed in developing the Bullfrog Subarea and the proposed MountainStar
Master Planned Resort.
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CHAPTERS 

CAPITAL FACILITIES AND UTILITIES 

New development in the Bullfrog Subarea will require major extensions, expansions, 
and upgrades of existing capital facilities and utilities in the greater Cle Elum area. The 
major property owner, Trendwest Investments, Inc. will play a major role in such 
improvements and will enter into developer agreements with local jurisdictions and 
utilities for utility/transportation corridors, parks and open space and schools. 

GENERAL GOALS: 

1. To provide public utilities and services necessary to support the intended
development in the Bullfrog Subarea while providing that the City's existing citizens
and ratepayers suffer no negative financial impacts as a result of dealing with
Trendwest development activities ..

2. To coordinate the development of utilities, roads, and public facilities with the
development of specific land uses.

3. To accommodate regional public facilities in the Bullfrog Subarea according to
adopted plans.

GENERAL POLICIES: 

1. Encourage the development of sites for public facilities within the Bullfrog Subarea
that may also serve the residents of the city as a whole, and the surrounding areas.

2. Ensure that all essential infrastructure and public facilities are installed concurrently
with the development of specific land uses.
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3. Level of Service standards for the Subarea shall be consistent with city-wide
standards or standards adopted as part of the approved Master Plan.

So/id Waste 

The Kittitas County Solid Waste Management Plan (SWMP, 1997) established a 
coordinated regional approach to solid waste handling throughout the County. All 
municipalities in the County adopted the SWMP in 1998. Topics addressed in the 
SWMP include waste reduction and recycling, waste collection and disposal, and 
special wastes (contaminated soil, seepage, etc,). The SWMP Plan did not account for 
possible large development projects like the proposed business park or the 
MountainStar Resort. However, it does require that new developments incorporate 
solid waste disposal provisions within their plans, and that the County Solid Waste 
Advisory Committee review and approve those plans prior to adoption. 

Refuse collection and recycling is provided on a county-wide basis by Waste 
Management of Ellensburg. Solid waste is hauled to the Greater Wenatchee Landfill via 
the Cle Elum Transfer Station. The City of Cle Elum has adopted a mandatory refuse 
collection policy for all its residents and businesses. The SWMP adopted the statewide 
waste reduction and recycling goal of 50%. Current (1999) estimates show an overall 
recycling rate in Kittitas County of 22% to 25%. Recycling programs to be developed 
for the Bullfrog Subarea will help ashie\'e the Count}0Nide recycling goal to be consistent 
with the recycling goal for the City of Cle Elum. 

The Washington State Horse Park is Jikely to generate a significant amount of solid 
waste, primarily from horse bedding. The volume of material will vary depending on the 
amount of use and the type of bedding used. Proper techniques for on-site storage and 
transfer to a composting site are essential for the management of horse waste and will 
be incorporated into the Horse Park management plan. 

POLICIES: 

1. Meet or exceed the statewide waste reduction and recycling goal as incorporated in
the Kittitas County Solid Waste Management Plan.

2. :-Ensure consistency between the Solid Waste Management Plan for the City of Cle
Elum and development components of the Bullfrog Subarea and, if needed, co­
ordinate with the Solid Waste Advisory Committee to revise the Solid Waste
Management Plan accordingly.

3. Ensure that the CJe Elum Transfer Station is expanded as needed to handle the
anticipated solid waste stream from the Bullfrog Subarea. The expansion should be
funded through a combination of tipping fees from new waste streams and developer
mitigation payments if tipping fees are not sufficient.:-

4. Employ best management practices related to horse waste generated at the
Washington State Horse Park.
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Energy and Communications 

Puget Sound Energy and Kittitas County Public Utility District, which must provide its 
facilities and services to those requesting connection, will supply electrical power in the 
Bullfrog Subarea. Two high voltage transmission lines traverse the Bullfrog Subarea 
and intersect at the Cascade and North Cle Elum substations. Extension of natural gas 
service to Cle Elum and to the Bullfrog Subarea by Puget Sound Energy is desirable. 

Currently, telephone service is provided by Qwest and is obligated to anyone that 
requests such services. A fiber optic cable was recently installed to connect upper 
Kittitas County to Qwest's main office in Yakima. Charter Cable Company provides 
service to the Cle Elum area. 

POLICIES: 

1. Encourage Puget Sound Energy to extend natural gas service to the Subarea in a
timely manner through the planning and installation of appropriate infrastructure.

2. Install all utility extensions underground.

3. Provide appropriate telecommunications technology throughout the Subarea, and
especially to the proposed business park.

4. Co-locate new utilities wherever possible with existing planned rights-of-way and
utility corridors.

Water Supply 

The City of Cle Elum will extend its water supply service to include the Bullfrog Subarea. 
The City is in the process of developing a water supply system to serve the needs of the 
City of Cle Elum, including the Bullfrog Subarea in its UGA and the Town of South Cle 
ElumJ.,s as well as to treat water for the MountainStar MPR. Existing and proposed 
domestic water supply is addressed in the City of Cle Elum and Town of South Cle 
Elum Comprehensive Water Plan (1997), the Draft Project Report for Water System 
Improvements Including Water Treatment (1998), and in the Cle Elum UGA Draft EIS 
Water Supply Analysis (2000). These plans identify significant water system 
improvements designed to improve existing facilities and to accommodate future 
domestic water demand. The City of Cle Elum partially lifted a voluntary moratorium on 
water hookups in 1999. 

The City is partially served by a water pipeline that is old and in need of repair or 
replacement. It passes through the Bullfrog Subarea and carries water from the Cle 
Elum River into the City's distribution system. The present water treatment plant 
serving Cle Elum and South Cle Elum is located between the two communities on the 
Yakima River. The City has committed to building a new water treatment facility in the 
Bullfrog Subarea. The location for the wate1r treatment facility is i.vithin Planning Area D, 
adjacent to the Puget Sound Energy substation on SR-903. New transmission mains 
will connect to the new treatment facility .-c The old water transmission pipeline would be 
decommissioned. 
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The City's ability to provide capacity for water is addressed in the City's Water 
Rights/Supply Policy and through development agreements and the Water 
Comprehensive Plan. Water supply for the Bullfrog Subarea relies on transfer of water 
rights secured by property owners. The City's UGA water supply policy requires that 
Trendwest provide the City with an amount of water equivalent to that needed for 
development of Trendwest property within the UGA. The City has agreed to provide 
water for the school expansion area. cemetery, community center and business / office 
park uses. 

Sanitary Sewer 

Development in the Subarea will affect the City's wastewater management program. 
The City's sewerage system ultimately discharges water into the Yakima River, in 
compliance with all local and state standards and permits. The lagoons for Roslyn's 
Sewerage Treatment Facility are located north of Crystal Creek just outside the 
subarea. Cle Elum's ability to provide capacity for sewer facilities will be addressed 
through the preparation of the regional facilities plan now underway and development 
agreements. Developer agreements will ensure that adequate funding is available to 
construct and upgrade necessary infrastructure to accommodate additional demand 
from development in the Bullfrog Subarea. A new regional wastewater treatment plant 
is planned for construction, likely within or near the site of the existing City of Cle Elum 
plant. 

POLICIES: 

1. Implement the City of Cle Elum and Town of South Cle Elum Comprehensive Water
Plan (1997) and in the Draft Project Report for Water System Improvements
Including Water Treatment (1998).

2. Design a municipal domestic water supply system to serve the Bullfrog Subarea that
will also serve the City of Cle Elum ... --aAG-the Town of South Cle Elum and the MPR.7

3. Ensure that the new wastewater treatment facility has capacity to accommodate the
potential development in the Bullfrog Subarea along with that of its entire regional
service area as defined.

4. Implement domestic water conservation measures in all residential, commercial and
lodging facilities.

5. Meter all domestic water users.

6. Avoid using domestic water for irrigation.

7. Explore the use of treated wastewater for irrigation.
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Storm water 

The Bullfrog Subarea currently has no engineered stormwater drainage system. 
Precipitation drains naturally and is gradually absorbed into the ground. As impervious 
surfaces and sources of contamination increase with development, runoff will increase 
along with the potential for erosion and flooding increases because runoff quickly enters 
streams rather than slo\•Jly soakjng in to the ground. Pollution of surface and ground 
water may also increase due to contaminated runoff from roads, parking lots, golf 
courses and equestrian facilities. 

The "Cle Elum Urban Growth Area Master Drainage Plan" was prepared in 1999. A 
grading analysis and Hydrologic modeling (Hydrologic Simulation Program - Fortran, 
Release 11) also ha•1e has been completed to estimate the hydrologic impacts of 
development within the Subarea. A grading analysis has also been performed. From 
this information, the City has determined that_it will be important to address stormwater 
runoff issues and develop mitigation through both a comprehensive stormwater 
management plan and through site planning for specific projects such as the office I
business park, and potential golf course and horse park. The intent of the management 
plan would be to ensure that the quantity and quality of stormwater runoff from the site 
is substantially consistent with existing, pre-development conditions, and that the quality 
of the stormwater would not impair beneficial uses of surface waters or groundwater. 
The stormwater management plan should incorporate the use of grassy swales, 
detention ponds and engineered 11.ietlands water quality treatment facilities to receive 
and cleanse runoff, and to allow it stormwater to slowly percolate into the ground 
through the use of infiltration facilities .. 

POLICIES: 

1. Provide storm water drainage control that will prevent any of the following
unacceptable impacts to the area's natural hydrologic system:

• Increases in flow rates and/or volumes that would result in flooding where none
occurs under existing conditions, or that would aggravate existing flooding
problems, either on-site or downstream; or

• Increases of flow rates and/or volumes, both on- and off-site, that would increase
the rate or frequency of stream bank erosion resulting in bank/slope failures
along stream corridors and downstream sedimentation; or

• Alteration of natural topography and/or native vegetation that would result in soil
erosion or unstable slopes; or

• Alteration of streams and wetlands that would reduce their natural ability to
protect water quality and quantity and/or aquatic or riparian habitat vaiues; or
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• Alteration of ground water that would adversely change downstream base flows
and/or impair existing water rights.

2. Implement the Master Drainage Plan for the Bullfrog Subarea with site drainage
plans that are consistent with City of Cle Elum, Kittitas County, and Washington
State policies and regulations. At a minimum, a site drainage plan shall include:

• A discussion of the existing drainage basins and their characteristics; and

• The basic design criteria for stormwater drainage systems; and

• Special provisions for storm water management during periods of construction;
and

• Recommended measures to control erosion and sedimentation both during and
after construction; and

• Proposed storm water management plan for the specific development.

3. Implement best management practices designed to mitigate the impacts of a
potential golf course and horse park, and office and residential development on
ground water and surface water.

4. Minimize the amount of impervious surface in the Bullfrog Subarea.

5. The city should consider the formation of a storm water utility or other mechanism to
manage and maintain the storm water management system for the Bullfrog Subarea
systems in the City.

Schools 

Anticipated enrollment increases from new Bullfrog Subarea residential development, 
plus growth throughout the school district will create the need for new school facilities 
and programs. Development within the Subarea could generate up to 406 students in 
Year 5, 708 students in Year 20, and 794 students in Year 30. The Subarea Plan 
provides a 25 to 30 acre school campus expansion area for construction of-a new 
facilitiesy-. 

GOALS: 

1. Make provisions for a full range of educational facilities in the Bullfrog Subarea to
serve the residents of this area.

POLICIES: 

1. Provide a suitable site for adequate school facilities to accommodate the growth
from the Bullfrog Subarea development, and from the entire school district.

2. Work with the Cle Elum - Roslyn School district to ensure that school facilities and
programs accommodate the projected student population from the Bullfrog Subarea.
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3. Provide direct vehicular and pedestrian connections from the residential areas of the
UGA to existing and proposed school facilities. 

Fire Protection and Emergency Medical Services 

The Subarea will be served by the City of Cle Elum/South Cle Elum Fire Department. 
Additional resources are available through Kittitas Fire District No.7, State of 
Washington Department of Natural Resources, and State of Washington Department of 
Transportation, 

GOAL: 

Provide fire protection and emergency medical services to people and property within 
the Bullfrog Subarea consistent with the City's level of service standards. 

POLICIES: 

1. Maintain the City's adopted level of service standards for fire services.

2 Include a Fire and Life Safety Plan in the comprehensive Construction Plan. 

�. Require all construction activities to be consistent with WDNR Fire Protection 
Regulations, including development of a Fire Protection Plan. 

4-5. Require development projects to emphasize and encourage membership in the
volunteer fire department among employees and residents.

&.-6. Negotiate agreements to assure that the subar:ea is adequately served by a 
water tender and that the planned Cle Elum fire station is partial funded from 
development within the Subarea. Development within the Subarea shall mitigate 
impacts to fire and medical services. 

e-:7. Require new development to provide new residents and employees with 
educational information regarding domestic and wildfires. 

POLICE SERVICES 

The subarea will be served by the City of Cle Elum-Roslyn-South Cle Elum Police 
Department. Proposed development is anticipated to generate the need for up to four 
additional officers and supporting patrol cars and equipment by year 10 

GOAL: 

Provide police protection services to people and property within the Bullfrog Subarea 
consistent with the City's level of service standards. 
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POLICIES: 

1. Require an on site security presence during the initial construction phase.

21. Maintain the city's existing level of service standards for police services during and
after construction.

45 

EXHIBIT G-03



CHAPTERS 

TRANSPORTATION 

The Bullfrog Subarea is currently served by two interchanges with Interstate 90 (Bullfrog 
Road on the west and West First Street on the east) and to a lesser degree by the half­
diamond interchange (Oakes Avenue) serving downtown Cle Elum. The Subarea is 
also served by local roads including Bullfrog Road_(County-maintained), and State 
Route 903. 

A new internal circulation system will be built in the Bullfrog Subarea as new land uses 
develop. The street systen, will consist primarily of a network of interconnected streets 
rather than a disconnected system of cul de sacs. The proposed street network will be 
conducive to both motorized and non-motorized transportation. Early identification and 
mitigation of potential traffic hazards and increased traffic volumes should minimize 
future adverse impacts to traffic safety and road capacity. 

Based on the future land use assumptions, the expected PM peak hour trips in Year 5 
may range from 820 trips on weekdays, to approximately 1140 trips on weekend days. 
By Year 10, the PM peak hour trips would increase to 921 on weekdays, and 
approximately 1220 trips on weekend days. At build-out, weekday PM peak hour trips 
would total 1757, and weekend day trips, approximately 1350. This volume of traffic 
will result in additional trips on the main arterials within the City, and to a lesser extent 
on City local access streets, as well as on the primary roads serving the Subarea. 
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Kittitas County has adopted an intersection Level of Service standard (LOS) D for urban 
areas. Although the City of Cle Elum has not yet adopted its own transportation level of 
service standards, the City has determined that because the Subarea is proposed for 
urban development, LOS D is the appropriate level of service to be adopted with this 
Subarea Plan. The City anticipates adopting a city-wide intersection Level of Service 
standard of D in its updated Comprehensive Plan. 

Traffic studies contained in the Draft EIS for the Trendwest development show three 
intersections (or intersection movements) within the existing City limits dropping below 
LOS D by Year 5. The decreased level of service would be attributable to increased 
traffic from the Subarea and other growth. By Year 5, the Bullfrog Road/Interstate 90 
interchange would drop to LOS C on weekdays, and LOS D on weekends by Year 10. 
As noted in the DEIS, major events at the Horse Park and/or MountainStar Resort could 
result in additional traffic and additional delays. 

Some of the transportation constraints affecting the Subarea include: 

• The Bullfrog Interchange with Interstate 90 will be impacted by the expansion of the
WSDOT Weigh Station. The lanes for trucks will start at the interchange and may
restrict the movement of vehicles onto Interstate 90 from Bullfrog Road.

• The Cle Elum/West First Street Interchange is limited to exiting and entering from
and to the west and is directly tied into First Street.

• The downtown Cle Elum/Oakes Avenue interchange is restricted to exiting and
entering from and to the east. Note: WSDOT has indicated it has plans to develop
a full diamond interchange at this site at a time yet to be determined a need for a full
interchange but the project has not been designed or funded.

• State Route 903 provides the primary connection between Cle Elum and Roslyn.
The connection goes through Cle Elum's residential areas and intersects at Oakes
and Pennsylvania Avenues with First Street, Cle Elum's main commercial street.

• Topography limits opportunities for connections between internal sections of the
Bullfrog Subarea.

• No direct access to Interstate 90 is permitted.

• SR 903 is a Class 4 Access Managed Highway within the Subarea.

Opportunities for the circulation system within the Bullfrog area include: 

• Long-term improvements to the West Cle Elum/First Street Interchange to add
connections to and from the East.

• Improving signage on 1-90 to let people know about the Downtown/Oakes Avenue
exit and possible future connection to the Bullfrog Subarea.
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• Providing a more direct connection from State Route 903 to the Cle Elum/West First
Street 1-90 Interchange.

• Providing a direct and prominent access corridor between the Bullfrog Subarea and
downtown Cle Elum in the vicinity of the cemetery.

• Possibly connecting State Route 903 to First Street in the vicinity of the Forest
Service and the City Park. This would reduce traffic on 2nd Street through
residential areas and increase traffic on the more commercial First Street. An
alternative would be a connection into the Bullfrog Subarea which connects to the
Business / Office Park and adjacent to the Cemetery to First Street.

• Incorporate publicly accessible non-motorized transportation on trails, all new streets
and street improvement projects that provide access to or within the Bullfrog
Subarea.

• Develop the segment of the Coal Mines Trail through the Bullfrog Subarea and
provide connections from within the Subarea.
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GOALS: 

1 . To develop a safe and efficient circulation systern, for vehicular and non-motorized
traffic within Bullfrog Subarea and in areas affected by Bullfrog Subarea
development. 

2. To create a prominent transportation corridor between the Bullfrog Subarea and
downtown Cle Elum. 

3. To encourage non-motorized transportation throughout the Bullfrog Subarea Iconnecting to recreation and educational facilities. 

4. To minimize the traffic impacts on residential areas.

5. Ensure that new development within the Subarea pays its proportionate share of all
required on-site improvements and a proportionate share of off-site street,
intersection, interchange, and trail improvements. If required improvements are not
caused by other growth, the entire cost of the improvement may be assigned to the
development. 

POLICIES: 

1. Design a network of roads and paths to provide efficient circulation within the
Bullfrog Subarea and to provide safe access for residents, employees, and visitors.

2. Engineer roads and trails with sensitivity to natural landforms, vegetated buffers,
and environmentally critical areas and in conformance to the City's development 
standards. 

3. Dedicate public roads and easements to the city.

4. Pave new and existing streets that will serve the Bullfrog Subarea to minimize dust
from vehicle traffic. 

5. Enhance the transportation corridor between the Bullfrog Subarea and downtown
Cle Elum including but not limited to providing a public street connection from
Ranger Station Road and First Street between the 1-90 ramps and Pine Street....,. 

6. Provide multiple direct access routes into the Bullfrog Subarea to serve the
Washington State Horse Park, residential areas, and the business park, and to 
provide a connection to the entrance of the Mountain Star Resort. 

7. Provide a connection collector street fFem--within the Bullfrog Subarea with direct 
access to SR 903 near the Cle Elum-Roslyn School District facilities for convenient 
access to the schools and to the proposed community recreation center.,. to reduce 
congestion on SR-903. 
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8. Develop non-motorized transportation routes in the Bullfrog Subarea, and in the
greater Cle Elum/Roslyn area that will lessen dependence on the automobile and
thereby reduce air pollution, noise, energy consumption, and traffic congestion.

9. Develop a trail system that follows open space corridors, roads, and utility
rights-of-way, and allows safe and efficient bicycle, equestrian, and pedestrian
travel that provides for internal circulation and connections to regional trail systems
that including links to Roslyn and South Cle Elum.

10. Allow public use of all trails, parks, and open space that form segments of existing
or planned city and regional trail systems.

11. Improve pedestrian amenities along First Street to provide for safe and comfortable
access between downtown Cle Elum and the Bullfrog Subarea.

12. Develop a roadway connection between SR 903 and 1-90 along a corridor near the
cemetery and the Forest Service Ranger Station.

13. Improve SR 903 to include appropriate pedestrian, bicycle, and equestrian
facilities.

14. Require the property owners to contribute to street and highway improvements
necessary to maintain acceptable levels of service and safety on off-site roads and
highways to mitigate the effects of development on the property.

15. With Kittitas County and WSDOT, develop a traffic-monitoring program to follow
and document development within the Subarea.

16. Develop a Transportation Management Plan for special events with large traffic
volumes. This Plan should adequately mitigate impacts to existing transportation routes
and facilities from large-scale special events, such as golf tournaments or horse park
events.

17. Road segments and intersections within the Bullfrog Subarea and the Cle Elum
Urban Growth Area shall not be allowed to fall below a Level of Service D as defined in 
the- version of the � Federal Highway Capacity Manual used by Kittitas County for 
MPR mitigation. 
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CHAPTER 7 

ENVIRONMENTAL RESOURCES 

The City of Cle Elum Critical Areas Ordinance, Title _ classifies and designates 
environmentally sensitive areas within the City and establishes development standards. 
Critical areas should remain undeveloped and serve as open space. Fish and wildlife 
habitat and local character will be protected while opportunities for low-impact 
recreation wm be provided. Protected critical areas enhance the overall quality of the 
built environment. 

The portion of the Cle Elum River within the Bullfrog Subarea will have a building 
setback that corresponds to the river's geomorphic floodplain. A geomorphic floodplain 
is the area that a river has the potential to inundate with a flood or to migrate within as it 
changes course. Some passive recreation uses such as hiking and fishing may occur 
within the geomorphic floodplain. 

Protection of existing groundwater resources within the Subarea is a significant issue for 
the community. Current levels of groundwater recharge should be maintained, and the 
potential for contamination minimized to the extent possible. 

It is important to maintain wide buffers along roadways and around high activity areas to 
retain wildlife habitat and the wooded character of the area. 1-90 is a designated 
National Scenic Byway and the 1-90 corridor is part of the Mountains to Sound 
Greenway. A vegetated buffer will be established and maintained along 1-90 to retain 
the scenic qualities of this corridor. 

Potential air emissions from road dust, vehicle emissions, industrial emissions, and 
wood smoke will be addressed in the site plan development review process. 
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GOALS: 

1. To develop the Bullfrog Subarea on sites with minimal environmental constraints
while exercising responsible stewardship over natura� resources and features.

2. To protect from degradation by urban development, environmentally sensitive areas
such as wetlands, flood plains, riparian corridors, aquifer recharge areas, and steep
slopes.

3. To protect the existing high quality of air and water.

POLICIES: 

1. Comply with the City of Cle Elum Critical Areas Ordinance and mitigation measures
identified in the Final EIS with regard to wetlands, frequently flooded areas,
geologically hazardous areas, and fish and wildlife habitat.

2. Preserve environmentally sensitive areas in their natural state as part of an open
space system, with the exception that certain uses that have minimal environmental
impact may be permitted such as trails and passive recreation. Aquifer recharge
areas shall be protected from degradation, but may not be required to be retained as
natural open space.

3. Require open space easements or dedication within the Bullfrog Subarea to protect
wildlife habitat and to retain corridors for wildlife to move through the site.

4. Locate trails away from sensitive habitat areas.

5. Establish a building setback line that corresponds to the Cle Elum River's
geomorphic floodplain.

6. Ensure the proper management of horse manure in the Horse Park where rainfall
infiltration could pollute surface or ground water.

7. Preserve and enhance existing riparian vegetation along the banks of streams.

8. Encourage the planting of native vegetation throughout the Bullfrog Subarea.

9. Reduce noxious weed infestation.

10. Prohibit construction of buildings that use wood-burning appliances as their sole
heat source.

11. Pave roads and parking lots to minimize dust.

12.Avoid light and glare spillover onto surrounding properties and into the night sky.
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13. Facilitate the proper preservation, use, and maintenance of the open space areas
through public and private ownership and partnerships.

14. Provide landscaping around buildings, in parking lots and along streets.

15. Infiltration of storm water runoff and appropriate water quality treatment shall be
required. 

16. Minimize impacts on surface and groundwater from use of pesticides and fertilizers.

17. Prepare a Stormwater Pollution Prevention Plan for construction activities.

18. Use only uncontaminated fill during construction.

19. Require businesses that store or work with hazardous substances to develop a plan
to prevent stormwater contact with the substance. 

20. Support development of a regional household hazardous waste facility or program .
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CHAPTERS 

PARKS AND RECREATION 

Upper Kittitas County's physical resources and climate lend themselves to a wide 
variety of outdoor recreation opportunities. The regional landscape of mountains, 
forests, rivers and lakes, coupled with the varied climate, allows for a multitude of 
recreation opportunities year-round. The Bullfrog Subarea has not been traditionally 
used extensively for outdoor recreation. However, the site is proximate to large areas of 
public and private land that are generally available for recreation such as hiking, 
hunting, fishing, horseback riding and camping. Future development in the Bullfrog 
Subarea will provide both indoor and outdoor recreation opportunities for new residents 
and for the community as a whole. 

Public recreational facilities planned for the Bullfrog Subarea may include an equestrian 
center, golfing facilities, sports courts and fields, and trails for hiking, walking, bicycling, 
horseback riding, snow mobile riding, and cross country skiing. 

Public recreational facilities planned for the Bullfrog Subarea include an equestrian 
center, golfing facilities, sports courts and fields, and trails for hiking, 1,vall<ing, bicycling, 
horseback riding, snow mobile riding, and cross country skiing. In addition, it is 
important the City coordinate use of recreation facilities with the School District and 
other non-profit organizations who may be providing facilities or programs. 

Parks and Recreation Standards 

For purposes of the Bullfrog Subarea Plan the following Public Park and Open Space 
Standards -wi+lgoals will be used.--a&-§oals to be achieved in this subarea. They are 
based on the 1983 National Recreation and Park Association (NRPA) service 
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standards; reviews of other community park plans and appear to reflect current 
community standards. While the NRPA publication was revised in 1995 to remove the 
LOS standards as a uniform recommendation, these 1983 standards are nonetheless 
deemed appropriate as a goal to guide parks and recreation development. even if they 
are not adopted as an absolute standard or requirement. Further, +these standards 
goals-do not include private recreation facilities that might be provided within a specific 
development: however. aA€l those private facilities may be counted after review and 
approval by the City to meet a portion of the City's goal, but not more than half of any 
one category. It is assumed that these minimum standards goals -will also be 
incorporated into the citywide comprehensive plan update. 

A variety of types of parks should be provided to meet the needs of the overall 
community and individual developments. The types of parks. their size and location 
criteria are shown in the following chart. 

Public Park Designation Size Range StandardGoal 

Pocket/Mini Park .25 to .5 acres 0.5 acres /1000 people 
Should be located within residential areas with a service area of about 1/4 mile. 
i.e. Flagpole area, small street end viewpoints

1 
etc.

Neighborhood Park 3 to 6 acres 2.5 acres/ 1000 people 
Located to serve a neighborhood with a service area of about 1/2 to 1 mile. 
i.e. More passive activities. picnicking

1 
informal family games/gatherings, multi-

purpose court. and limited parking spaces (1-2 spaces per acre) on-site depending on 
the siting of the park and availability of on-street parking. It might include a ballfield 
depending on the size and accessibility. 

Community Park 10 to 20 acres 5 acres / 1000 people 
Located on the community arterial road system for ease of access to serve the 

entire community. 
i.e. Organized sports fields such as softball. baseball, soccer. toilet facilities

1 

parking (minimum 15 parking spaces per field) as well as recreation facilities normally 
found in a neighborhood park. If special indoor recreation facilities such as swimming 
pools or courts are developed, they should be located in a community park. Depending 
on the nature of each facility, it may be able to substitute for another outdoor facility. 

Regional/ Open Space* Varies 25 acres/ 1000 people 
i.e. Larger facilities serving entire upper county. interconnecting trails, natural

open space, etc. 
* Not including sensitive areas such as steep slope & flood plain or utility

sites / ponds 

In order to accommodate recreation programs it is necessary to have specific types of 
facilities available at the various types of parks. The follow standards are utilized as 
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goals for development to assure that responsive programs can be instituted for all 
residents with the community. 

Recreation Facility StandardsGoals 

Facility Type 

Courts (Multipurpose) 
i.e. Basketball, Volleyball, Tennis

Standard Goal 

1 / 1,250 people 

Baseball/ Softball Fields: 1 / 750 people 
City of Cle Elum presently has 5 baseball/ softball fields 

Soccer I Multipurpose Fields 1 / 1 ,500 population 
City of Cle Elum presently has no Soccer Fields 

Football Fields Assumed met by School Facilities 

Analysis Of Park ·and Recreation Facility Need In The Bullfrog Subarea 

Based on an estimated Bullfrog Subarea population at buildout of 3,360 the City has 
identified the following need for Park and Open Space facilities. The estimated 
population to be accommodated within the proposed Trendwest project is 3, 120 or 93% 
of the total need. 

Park Type StaneardGoal--Needed Acreage Needed For 

Pocket Park 

Neighborhood Park 

Community Park 

Regional / Open Space 

Recreation Facility 

Per1000 

0.5 ac 

2.5 ac. 

5.0 ac. 

25.0 ac. 

StandardGoal 
Per Population 

Bullfrog UGA 

1.68 Acres 

8.40 Acres 

16.8 Acres 

84.0 Acres 

Trendwest 

1.56 Acres 

7.80 Acres 

15.6 Acres 

78.0 Acres 

Needed Facilities Needed for 
Bullfrog UGA Trendwest 

Courts (Multipurpose) 1 / 2.500 People 2. 7 Courts 2.5 Courts 
City has a deficit of Courts 

Baseball / Softball Fields 1 / 750 People 2.2 Fields 2.0 Fields 
City has Fields in excess of that StandardGoal, therefore these numbers have 

been adjusted 
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Soccer I Multipurpose 2,25 Fields 2.0 Fields 

These facilities should be developed according ta City construction standards in 
conjunction with adjacent residential development or possibly within office or business 
parks to serve employees. 

GOALS 

1. To provide adequate publicly accessible recreation facilities within the Bullfrog
Subarea.

2. To develop vehicular and non-motorized connections to on-site and off- site
recreation facilities.

3. To minimize the adverse impact of new development in the Bullfrog Subarea on
existing Cle Elum area public facilities.

4. To assure coordinated use of facilities provided by the school district and non-profits
for recreation programs serving the City of Cle Elum and Upper Kittitas County.

POLICIES 

1. Incorporate publicly accessible park and recreation facilities into the
neighborhoods and the business park, consistent with the City of Cle Elum
standards.

2. Utilize as a goal-, the 1983 National Recreation Park Association's Recreation, Park
and Open Space level of service standards for all classifications of parks, open
space, and recreational facilities. It is recognized in the 1995 NRPA that these may
be adjusted to meet specific development situations and the provision of private
facilities serving some portion of the identified need. These goals� should
be reviewed periodically in the process of updating the City's Comprehensive Plan
to assure they are meeting the needs of a changing population ..

3. Develop a community recreation center that contains facilities for indoor and
outdoor recreation available to all members of the Upper Kittitas County
communityJ.:- adjacent to the school site, and coordinate with the Cle Elum - Roslyn
School District to improve and expand school playgrounds and sports fields so that
they may become integral parts of the community park and recreation system.

4. Connect the trail system within the Bullfrog Subarea with existing and planned trail
systems in the City of Cle Elum and Kittitas County, including the John Wayne Trail
in Iron Horse State Park and Coal Mines Trail between Cle Elum and Ronald.

5. Provide a system of walking, bicycling, skiing, and equestrian riding trails for active
recreation, connections to public facilities, and enjoyment of natural open space.

6. Utilize utility rights�of-way for trails.
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7. Minimize disturbance to environmentally sensitive areas in the siting, development and use
of park and recreation facilities.
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CHAPTER 9 

HISTORIC AND CULTURAL RESOURCES 

Cultural resources surveys for the Bullfrog Subarea were conducted between 1997 and 
1999. Several prehistoric cultural resources and historic sites were identified through 
the surveys. To ensure their continued protection, the location and description of the six 
prehistoric archeological resources is not publicly disclosed. All prehistoric sites are 
eligible for inclusion in the national register of Historic Places, although none are 
currently listed. Most of the historic sites are simply refuse scatters. One site known as 
the Cle Elum Waterline Chlorination Building was in use from 1906 to the 1930s. The 
concrete structure remains on the site. None of the historic sites is eligible for inclusion 
in the National Register of Historic Places. 

GOALS: 

1. To minimize the cumulative impacts of site development on cultural and historic
resources.

2. To provide information to the public about significant cultural and historic resources.

POLICIES: 

1. Protect significant historic and prehistoric cultural resources within the Bullfrog
Subarea.

2. Incorporate cultural resources surveys and testing into the project development
process.

3. Provide environmental and historical interpretive markers or signs in conjunction with
the trail system.

60 

EXHIBIT G-03



ORDINANCE 1180 

ATTACHMENT 2 

Zoning Map 

EXHIBIT G-03



Planned Mixed Use 
2185.0Ac. 

o � "'D ,mo 1@ �1 Lagand 

---- cle_cty2001 arc 
.-- ..--:> mpr_boundary polygon 

LJ parcels2001 polygon 

PARCODE 

[�_:_ : General Commercial 

D Public Reserve 

l -�-=:J Residential 

L�= � Residential 

CJ Planned Mixed Use 

CJ Planned Mixed Use 

EXHIBIT G-03



ORDINANCE 1180 

ATTACHMENT 3 
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Chapter 17.45 
PMU - PLANNED MIXED USE DISTRICT REGULATIONS 

17.45.010 Purposes and objectives. 
17.45.020 Mixed use approval required. 
17.45.030 Mixed use approval- exemptions. 
17.45.040 Mix of uses encouraged. 
17.45.050 Uses permitted. 
17.45.060 Development standards. 
17.45.070 Application procedures. 
17.45.080 Application for mixed use approval. 
17.45.090 Approval criteria. 
17.45 .100 The Mixed Use final plan. 
17.45.110 Subsequent approvals and permits. 
17.45.120 Concurrent processing of development proposal applications. 
17.45.130 Sureties. 
17.45.140 Expiration of mixed use approval. 
1 7.45 .150 Amendment of final plan. 

17.45.010 Purposes and objectives. 

A. The PMU district is established to apply to larger parcels of land with significant
development potential and to achieve the following purposes:

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
residents and visitors including recreation, employment, housing affordable to all residents
and education.

2. To obtain development within the city with imaginative site planning in a compatible
mixture ofland uses that will encourage pedestrian rather than automotive access to
employment opportunities and goods and services;

3. To encourage building design that is in keeping with the climate and the traditional rural,
small town, mountain character of the Cle Elum area;

4. To ensure sensitivity in land use and design to adjacent land uses within the PMU district,
and to avoid creating incompatible land uses;

5. To ensure that all development gives adequate consideration to and provides mitigation for
the impacts it creates with respect to transportation, public utilities, open space, recreation and
public facilities, and that circulation, solid waste disposal and recycling, water, sewer and
storm water systems are designed to the extent feasible to be adequate to serve future adjacent
development that can reasonably be expected; and
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6. To ensure that development protects and preserves the natural environment to the
maximum extent possible, including but not limited to protecting the water quality of the Cle
Elum and Yakima Rivers, contributing to the long-term solution of flooding problems,
protecting wetlands and sensitive areas, protecting views and providing a wooded background
and ridge adjacent to the community.

B. Each proposal for development within the PMU district shall conform to the Cle Elum
Comprehensive Plan, any applicable subarea plan and applicable annexation and / or
development agreements, and will advance the achievement of the foregoing purposes of the
PMU district as well as the following objectives:

1. To preserve or create open space for the enjoyment of the residents of the city, employees
of businesses located within the city and the general public;

2. To create attractive, pedestrian-oriented neighborhoods with a range of housing types,
densities, costs and ownership patterns;

3. To provide access to employment opportunities and goods and services in close proximity
to residential uses;

4. To provide a balanced mix and range ofland uses within and adjacent to the development
that minimize the necessity for the use of automobiles on a daily basis;

5. To use the highest quality architectural design and a harmonious use of building materials;

6. To provide a variety of street sizes and designs, including narrow streets designed
principally for the convenience of pedestrians as well as streets of greater width designed
primarily for vehicular traffic;

7. To provide commons, greens, parks or civic buildings or spaces as places for social
activity and assembly for the neighborhood and community; and

8. To provide clustered development to preserve open space within the corporate limits of the
city while still achieving an appropriate overall density for the city.

9. To maintain Old Town as the principle retail center for the City of Cle Elum.

17.45.020 Mixed use approval required. 

A. Subject to the provisions ofCEMC 17.45.303, no land shall be used, subdivided, cleared,
graded or filled and no building or structure shall be constructed, altered or enlarged within
the PMU district except under the authority of an approved final plan pursuant to CEMC
17.45 .140 issued through the process established in this chapter.
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B. For purposes of this chapter, "development proposal" shall mean a proposal for any of the
activities for which prior mixed use approval is required pursuant to subsection A of this
section.

17.45.030 Mixed use approval-. Exemptions 

A. Road and utility transmission corridors, including electric, telephone, natural gas,
television cable, water and sewer, may be constructed in and across the PMU district without
an approved final plan, when approved by the City Planner , as necessary to serve citywide or
regional needs. All proposed road and utility transmission corridors in the PMU district
intended solely to serve existing or future development in the PMU district shall be
considered as part of an application for planned mixed-use approval, and may not be
considered pursuant to the authority of this section.

B. Temporary uses and structures, including those for which a grading, clearing or building
permit is required may be approved by the City Planner without an approved final plan upon a
determination that structures can be removed and the area restored to its previous condition
without altering the natural characteristics of the property or a significant feature thereof to an
appreciable degree. Said temporary structures may be established as permanent features if
included in the approved final plan.

C. All approvals under the provisions of this section may include conditions appropriate to
ensure to the maximum extent possible that the use or structure approved does not create an
impediment to the eventual development of the property to achieve the purposes and
objectives ofthis chapter and do not impact any sensitive area (i.e. wetland, steep slope). Any
proposal may be denied if it is found to create a significant impediment to the eventual
development of the property or adversely impacts environmentally sensitive areas to achieve
the purposes and objectives of this chapter that cannot be mitigated by appropriate conditions

17.45.040 Mix of uses encouraged. 

The PMU district allows and encourages a mixture of land uses, both vertically and 
horizontally, on one parcel or several contiguous combined parcels, but does not require such 
a mixture of uses on-site, provided the development proposal when considered in relation to 
surrounding development achieves the purposes and objectives of this chapter. 

17.45.050 Uses permitted. 

A. All principally and conditionally permitted uses in this title may be allowed in the PMU
district pursuant to an approved final plan provided 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 and provided :further specific uses permitted only in Industrial
districts pursuant to Chapter 17.24 CEMC, and indicated in subsection B, which shall be
prohibited in the PMU district, unless a special finding has been made as described in
subsection B of this section.
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B. The following uses may be allowed in the PMU district only upon a special finding
pursuant to subsection C of this section:

1. Manufacturing, rebuilding and/or repairing nomnetal or mineral
products;

2. Welding and metal fabrication shops;
3. Vehicle and machinery repair and storage;
4. Transportation terminals;
5. Contractor's offices, shops and storage yards;
6. All chemical manufacture, mixing or refining;
7. Asphalt manufacture, mixing or refining;
8. Automobile dismantling, wrecking or junkyards;
9. Blast furnaces or coke ovens;
10. Cement, lime, gypsum, or plaster of paris manufacture;
11. Drop forge industries;
12. Explosives, storage or manufacture;
13. Reduction or disposal of garbage, offal or similar refuse;
14. Oil refining;
15. Rubber reclaiming;
16. Feed yards, livestock sales yards or slaughterhouses;
1 7. Smelting, reduction or refining of metallic ores;
18. Tanneries;
19. Manufacturing or industrial or household adhesives, glues, cements,

or component parts thereof, from vegetable, animal or synthetic
plastic materials;

C. The uses specified in subsection B of this section may be permitted in the PMU zone only
upon a special finding by the city council that the proposal is for:

1. Public facilities deemed necessary by the city to protect or promote the public health,
safety and welfare;

2. The proposed use:
a. Promotes the public health, safety and welfare,
b. Can be carried on within a development proposal without greater traffic, noise,

glare, air or water pollution impacts or other envirorunental impacts than other uses not 
subject to the prohibition of this section, and 

c. Does not materially hinder the achievement of the objectives of this chapter and
provides a net benefit to the city .. 

17.45.060 Development standards. 

A. It is the intention of this chapter to encourage development proposals not constrained by
fixed development standards, and toward that end, deviation from the development standards
set forth in subsection D of this section or other standards of this code, except those specified
in subsection B of this section, may be authorized when the city council finds, with the advice
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of the planning commission, that compared to such standards such deviation would advance 
the achievement of the stated purposes and objectives of the PMU district at the completion of 
the development. 

B. The development standards in this section shall apply to all development proposals within
the PMU district unless an adopted sub-area plan or annexation implementation agreement
specifies different standards, in which case the standards specified in the subarea plan or 
development agreement shall apply.

I. All property in one ownership shall be included in a PMU Application.

2. The minimum acreage for a mixed-use final plan shall be of such size that the applicant
can demonstrate the ability to incorporate the intent of this Chapter.

3. At least 3 5 percent of the total acreage within the proposed final plan must be dedicated to
open space, natural areas, parks, recreation areas, or village greens, commons or public
assembly areas, excluding streets and parking areas.

4. The tract or tracts ofland included in a proposed mixed use final plan in a PMU district
must be in one ownership or control, or be the subject of a joint application by the owners of
all the property included.

5. Proposed circulation, solid waste disposal and recycling, water, sewer and storm water
management systems shall be designed in such a manner to allow adequate and efficient
future expansion to accommodate development which can reasonably be anticipated on
adjacent or nearby lands within the City of Cle Elum or the UGA.

6. The siting of compatible land uses shall be encouraged to the greatest extent possible
through the use of sensitive site planning, use of landscaping, buffering and open space.

7. A lighting plan that provides sufficient illumination without significantly diminishing the
ambient darkness of the rural setting. Outdoor lighting shall be designed so as not to direct
light and/or glare on public roadways and/or neighboring properties. All outdoor lighting
shall be full cut off with the light fullyshielded to reduce unnecessary light and glare. No
lighting shall exceed a level of 30 footcandles.

8. Average density for single family to be 4 dwelling units per acre. Minimum density for
multi-family to be 8 units per acre; maximum density for multiple family to be 12 to 15
dwelling units per acre. Submittal of the final plan shall include sufficient infonnation to
determine that all proposed lots have adequate buildable area for the proposed use.

9. Maximum building height: three stories or 35 feet, whichever is lower; and

10. Include provisions for a Floor Area Ratio for Business Park; maximum amounts of
impervious surface and building coverage for the various uses; refer to the City's zoning code.
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11. All other requirements of the Cle Elum Municipal Code such as parking, landscaping
street standards, etc., unless specifically modified by a sub-area plan or development
agreement.

17 .45.070 Application Procedures. 

A. Planned Mixed Use Master Site Plan applications are considered a Type IV process
pursuant to chapter 17 .100. Applications shall be processed in accordance with the
procedures established by Chapter 17 .100. PROVIDED, that the time limits for decisions
established by Section 17.100.120 are not applicable because of the complex nature of the
applications and the large areas covered.

17.45.080 Application for mixed-use approval. 

All applications for approval of a development proposal in the PMU district shall, at a 
minimum, include the following: 

A. A statement about the objectives and character of the proposed development. It should
outline the concept for the development with a summary of the uses, their density or intensity,
the circulation system (vehicular, bike pedestrian and recreation), provision of public
facilities, and relationship to adjacent jurisdictions or development. It should summarize how
it meets the purposes and objectives of the Planned Mixed Use district and applicable plans.

B. A site plan, which includes one or more drawings at a scale prescribed by the planning
director, showing the following:

1. The location of the site and its relationship to the surrounding areas, including the current
land use, natural features, existing road and trail network and the zoning of both the site and
the surrounding areas;

2. The existing site conditions, including topography at not less than ten -foot intervals, water
bodies, soil types, geologic conditions, sensitive areas, easements, vegetative cover, historical
or archaeological sites and other factors or constraints that may shape future use and
development;

3. The approximate location and size of all existing and proposed uses, including notations of
maximum heights; types and designs of dwelling units, buildings, structures and other
improvements; density per type; affordable housing and renderings of a typical streetscape,
character of multiple family, business park and other more intense uses and/or typical lot
configuration;

4. The location and approximate size in acres or square feet of all areas to be conveyed,
dedicated or reserved as open space, natural areas, parks, recreation areas, or greens,
commons or public assembly areas or similar public uses;
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5. The existing and proposed circulation system of arterial and collector streets, including if
known, the approximate general location of local streets, off-street parking, service and
loading areas, and major points of access to public rights-of-way, with notations of proposed
public ownership;

6. The existing and proposed pedestrian / recreation circulation system, including
approximate locations of bicycle lanes and other recreation trails, including internal
connections to regional trails;

7. The existing and proposed major utility systems, including sanitary sewers, storm drainage
pipes and detention facilities, sewers, gas, electric power, communications and water;

8. The existing and proposed public transportation services and facilities.

C. In addition to the graphic illustrations set forth above, the applicant shall submit the
following in such form as the City Planner may specify:

1. A legal description of the subject property;

2. The program for development, including phasing or completion schedules, if any, and the
anticipated project completion date;

3. Proposed design standards for minimum lot area, width, frontage, and yard requirements,
street standards, building heights, and parking provisions, as applicable;

4. A list of the items, issues or subjects to be provided for by restrictive covenants and/or
design and architectural guidelines;

5. Proposed provisions to assure the permanence and maintenance of common open space
and recreational facilities;

6. Proposed landscape standards to apply to open space and yards, and the proposed
treatment of required buffers between uses on site, if any, and around the perimeter of the
development, including materials and techniques to be used, such as types of vegetation,
screens, fences and walls;

7. The proposed method of street lighting and signing;

8. The proposed plan for solid waste disposal and recycling and a proposal for adequate
maintenance of such facilities;

9. A detailed affordable housing program including numbers of units by price ranges,
schedules with restrictions and monitoring to assure continuation as affordable units.
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10. A statement identifying applicable policies of the Cle Elum Comprehensive Plan, any
subarea plan and any annexation and/or development agreements, and demonstrating how the
development proposal meets such policies and the purposes and objectives of this chapter;

11. A list of applicable conditions or mitigations applicable to the development identified in
the Environmental analysis, development agreements, final master plan approval or specific
project approvals.

12. The signature of the applicant or agent authorized to act on behalf of the applicant, with
evidence of the agent's authority.

13. Fees or deposits as provided for in CEMC 16.48.

D. The applicant shall include an assessment of the projected public revenues and
expenditures that reflects the construction phases as defined in the Planned Mixed Use Master
Plan.

E. The application shall include a SEP A checklist or a written request for a determination of
significance, acknowledging that an environmental impact statement will be required, in lieu
of such checklist. If an environmental impact statement has been completed which is
applicable to the application, the applicable mitigation measures shall be identified as part of
the application.

F. Such other information or studies shall be provided as the City Planner may deem
necessary to fully evaluate the proposed mixed use final plan's compliance with this chapter,
any applicable subarea plan or annexation / development agreement and other applicable
ordinances and regulations of the city.

17.45.090 Approval Criteria 

Approval of the PMU district shall require the following :findings: 

A. The development proposal substantially complies with the Cle Elum Comprehensive Plan,
the policies of any applicable subarea plan, the requirements of any applicable annexation
implementation agreement and the purposes and objectives of this chapter, and including but
not limited to the following:

1. The purposes and objectives ofCEMC 17.45.010 and 17.45.020 specifically advanced by
the proposal;

2. Adequacy of the provisions for each of the following, where applicable:
a. Water supply,
b. Wastewater treatment facilities,
c. Storm water management,
d. Power supply,
e. Schools,
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£ Affordable housing, 
g. Open space, natural areas, parks, recreation areas, or greens, commons or public

assembly areas, 
h. Municipal services and facilities,
i. Fiscal impact guarantees, and
j. Transportation systems management.

3. Environmental impacts and mitigatio°' including but not limited to the following, where
applicable:

a. Wetlands protectio°'
b. Sensitive areas protection,
c. Habitat Protection,
d. Quiet and dark night sky;
d. Water quality protection, and
e. Air quality protection.

17.45.100 The Mixed Use Final Plan. 

A. The site plan and conditions, as approved by city council, shall constitute the "final plan"
for purposes of this chapter. Approval of the final plan does not of itself authorize
development, but provides the standards against which applications for subsequent approvals
and permits for development proposals are to be reviewed. The final plan is intended to
provide a framework within which future discretionary review, including but not limited to
subdivisions, binding site improvement plans and design review, will be conducted.

B. Approval of the final plan constitutes mixed-use approval.

C. The final plan shall be recorded with the Kittitas County Auditors Office.

D. The City Planner shall maintain a true, accurate and complete copy of the final plan.

17.45.110 Subsequent approvals and permits. 

A. Applications for subsequent permits and approvals shall be approved only when
substantially in conformance with the approved final plan.

B. The City Planner shall determine within 45 days after receipt whether any application
subsequent to approval ofthe final plan is substantially in conformance therewith. All
applications will be reviewed consistent with the requirements ofCEMC 17. 100, Procedures.

C. The subsequent application shall be considered substantially in conformance with the
approved final plan when the proposal:

1. Is within the scope and intent of the final plan;
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2. Is of a similar size and scale and does not present appreciably different environmental
effects from those identified during the final plan review process;

3. Does not reduce overall acreage identified as dedicated public areas, open space or
buffering areas;

4. Does not materially change the balance of uses; and

5. Does not exceed the limitations of any development standards approved pursuant to CEMC
17.45.060

D. Notice of the City Planner's determination as to whether a subsequent application is
substantially in conformance with the approved :final plan shall be mailed to the applicant and
published, and such determination shall be final unless appeal is taken to the city council
within 15 days after the date of publication.

E. Applications for subsequent subdivisions or permits for construction shall include the
proposed covenants, conditions and restrictions, and any other matter required as a condition
of the final plan.

F. A determination of consistency with the final plan shall not exempt the subsequent
application from the necessity of obtaining any other required local, state or federal permits or
compliance with any other applicable requirements.

17.45.120 Concurrent processing of development proposal applications. 

Applications for development approvals, including but not limited to subdivisions, may be 
submitted with applications for mixed-use approval and may, to the extent practicable, be 
processed concurrently. 

17 .45.130 Su reties. 

When the final plan approves phased development, conditions shall be established for sureties 
or other performance guarantees acceptable to the city for infrastructure, open space, 
landscaping and any other performance required as a condition of mixed-use approval. 

17.45.140 Expiration of mixed use approval. 

A mixed use approval shall expire and become void unless substantial construction is 
commenced within two years of the date of approval of the final plan, or within a longer 
period if specifically authorized in the phasing or construction schedules approved in the final 
plan and is substantially completed within the approved phasing or construction schedules; 
provided, such time periods shall be tolled during the pendency of any litigation related to the 
mixed use project that prevents the applicant from commencing or completing such 
construction; and further provided, that prior to the expiration of the mixed use approval, an 
applicant may apply directly to city council for one or more extensions not to exceed one year 
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each. The city council shall approve such extension or extensions upon a finding of good 
cause. 

17.45.150 Amendment of final plan. 

All provisions of this chapter shall apply to applications for amendment of an approved final 
pla� except such application need only detail the proposed changes. All changes to the 
approved final plan, which are not determined to be in substantial confonnance therewith 
pursuant to CEMC 17.45.110, including any request to materially alter the entire phasing 
schedule contained in a mixed-use approval, shall require amendment of the final plan. 
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EXHIBIT LIST PMU-2026-001
CHAPTER H. 

DOCUMENTS ENTERED INTO 
THE RECORD AT THE PUBLIC 

HEARING



Major Amendment to Development Agreement

August 18th, 2026

BULLFROG FLATS



BULLFROG FLATS MAJOR AMENDMENT

Purpose of Meeting

04

Requesting a specific use to accommodate the marketing and
sales of new homes to be included as permitted uses within the
residential development area of the Bullfrog UGA

Residential Areas



BULLFROG FLATS MAJOR AMENDMENT

Bullfrog Flats Master Plan – Past 18 Months

04

March of 2025:
• First 3 plats were approved (Phases S1, S2, J)

February of 2026:
• These phases received final plat approval

PHASES S1, S2 & J

Summer of 2026:
• Plat submittals in

PHASES P4 & M



BULLFROG FLATS MAJOR AMENDMENT

Bullfrog Flats Master Plan –Next 12 Months

04

August of 2026: First rollout of Risewell homes available for sale

PHASES S1, S2 & J

PHASES P4 & M

By Year End of 2026:
• Plat approvals anticipated

Spring of 2027:
• Site development



Development Agreement – Standards for Amendments

MODIFICATIONS ARE GOVERNED BY SECTION 6.4.1 

• A proposed modification is considered “minor” unless it is inconsistent 
with any one of several enumerated factors, including: 

Section 6.4.1.6 – The proposed modification does not include 
uses that were not included in the original Conditions of 
Approval

• During initial review, there was an outstanding question as to whether 
the proposed “sales and marketing facilities” use in residential areas is 
included within the original Conditions of Approval

• Therefore, Bullfrog Flats (the Master Developer), Risewell (property 
owner and plat developer), and the City agreed this process is 
appropriate

BULLFROG FLATS MAJOR AMENDMENT

04



Development Agreement –Major Amendment Process

MAJOR MODIFICATIONS ARE GOVERNED BY DEVELOPMENT 

AGREEMENT SECTIONS 6.4 AND 6.5

• Processed consistent with Type IV application and CEMC Chapter 14.30 
• Recommendation by Hearing Examiner
• Final Action by City Council 

• Application submitted May 27, 2026 

• Application deemed complete July 1, 2026

• Notice of Application issued June 11, 2026

• Public comment period ended June 25, 2026: received comments from 
three members of the public 

• Notice of Public Hearing and Staff Recommendation

BULLFROG FLATS MAJOR AMENDMENT

04



BULLFROG FLATS MAJOR AMENDMENT

Purpose of Proposed Sales Center: 
TO MARKET AND SELL NEW RESIDENTIAL UNITS

04

• Welcome potential home buyers

• Serve as a location for home sales throughout the year and all weather

• Provide a single, safe point of arrival that keeps visitor traffic out of active 

construction areas

• Present the community master plan, phasing, lot inventory and design guidelines 

in one location

• Host builder partners, model home tours, contract signings and buyer design 

selections

• Interim use only, converting to a permitted community or commercial use at 

buildout

• Are commonly found within residential communities and generally needed to 

support the marketing, sale, and occupancy of new homes



BULLFROG FLATS MAJOR AMENDMENT

Application: Requested Amendment to Section 14

04

“Marketing and Sales use, including any reasonably necessary facilities and 

structures, specifically related to the residential build out of the UGA are allowed in all 

Residential Zones through completion of new homes sales. Any temporary structures would 

need to be removed, and any permanent structures would be converted to their permanent use 

based on the permitted uses within the zone and sold (if the permanent use is as a dwelling unit) 

or turned over to the HOA for the community use and enjoyment (if the permanent use is for the 

community).” 

*Proposed amendment shown in blue



BULLFROG FLATS MAJOR AMENDMENT

Application: Requested Amendment to Section 15

04

“Marketing and Sales facilities and structures will be subject to the relevant 

standards of Chapter 17.04 General Provisions, 17.56 Off Street Parking and Loading, 

17.64 Landscaping, 17.76 Site and Design Review, and relevant building codes.” 

*Proposed amendment shown in blue



BULLFROG FLATS MAJOR AMENDMENT

Example Sales Center

04

INTERIOR VIEWEXTERIOR VIEW



Staff Recommendation

Recommendation: The marketing & sales of new residential units 
within the Bullfrog UGA should be a permitted use in all Residential 
Zones through completion of new home sales within the UGA. 

BULLFROG FLATS MAJOR AMENDMENT

PERMITTED ACTIVITIES & FACILITIES WOULD INCLUDE:
• Sales Offices
• Model & Demonstration Homes
• Design Studios
• Customer & Visitor Parking
• Other facilities & activities customarily incidental to the 

marketing & sale of new residential units, whether conducted in 
a temporary or a permanent structure

04



Summary of Recommended Use Standards
The use should be subject to 9 conditional standards, summarized here and listed in their entirety in the Recommendation:

BULLFROG FLATS MAJOR AMENDMENT

1. Limited to activities conducted in connection with the marketing and sale of residential units located within the Bullfrog UGA; not used for unrelated 
commercial activities.

2. No more than one (1) sales office shall be permitted within any one residential plat. Model and demonstration homes may be used for marketing and 
sales activity and would not count toward the limits established in this Condition. This Condition does not limit the number of model or demonstration 
homes permitted within any phase.

3. The sales office and model home use is limited to residential marketing and sales activities and uses customarily incidental thereto.

4. Any temporary marketing and sales facility shall be removed or converted to permanent use upon completion of residential sales activity within the 
applicable plat phase.

5. Any permanent structure utilized for marketing and sales purposes shall be designed and constructed for an identified long-term use consistent with 
the Development Agreement and applicable zoning designation.

6. Any permanent structure utilized for marketing and sales purposes shall ultimately be converted to a dwelling unit, community building, welcome 
center, or other facility owned or managed by the homeowners' association; or other use specifically permitted in the applicable zoning.

7. Approval of marketing and sales facilities shall not increase the maximum number of dwelling units authorized by the Development Agreement, modify 
approved residential densities, or create additional development rights.

8. Sales facilities shall be subject to Site and Design Review and shall comply with the development standards applicable under the Development 
Agreement and Conditions of Approval, including Attachment 2 and Condition 15, together with the building and fire codes in effect at the time of 
permit application.

9. Signage shall be limited to that necessary to identify the use and direct visitors.  Signage shall comply with vested standards and removed upon 
termination of the use. 

04



Requested Action

• Greatly appreciate staff time, public input and Examiner review

• Respectfully request a recommendation of approval for this Major 
Amendment consistent with staff report conclusion and recommended 
standards

• Given project has three final plats that are underway with construction, 
marketing and sales, appreciate any expeditious review available

BULLFROG FLATS MAJOR AMENDMENT



Thank You
To learn more and view the most 
recent updates, please visit: 
www.Bullfrog-Flats.com
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Before Hearing Examiner 
Gary N. McLean 

 
 
 

 
BEFORE THE HEARING EXAMINER 

FOR THE CITY OF CLE ELUM 
 
 

Regarding an APPLICATION FOR A ) 
MAJOR AMENDMENT to the Bullfrog ) 
Flats Development Agreement  ) 
in the City of Cle Elum, submitted by ) 
      ) File No. PMU-2026-001 
      ) 
Blue Fern,     ) 
      ) RECOMMENDATION OF   
 Applicant    ) APPROVAL FOR A MAJOR 
      ) AMENDMENT TO THE  
      ) BULLFROG FLATS  
      ) DEVELOPMENT AGREEMENT  
      ) 
  

 
I. SUMMARY OF RECOMMENDATION 

 
Through Master Developer Blue Fern, Bullfrog Flats LLC submitted an application for a 

Major Amendment to the Bullfrog Flats UGA Development Agreement. The amendment revises 
Conditions of Approval Nos. 14 and 15 so as to clarify that marketing and sales facilities, including 
leasing, may be located within residential neighborhoods to sell newly built residential units. The 
applicant has met its burden of proof to demonstrate that a preponderance of the evidence supports 
approval of an amendment, as revised in the Staff Recommendation. Accordingly, and for reasons 
explained in this document, the Hearing Examiner respectfully recommends that the City Council 
approve the Major Amendment. 

 
II. BACKGROUND and SUMMARY OF APPLICATION 

 
The land areas affected by the Major Amendment are designated for residential development 

under the approved Master Plan and Bullfrog UGA Development Agreement. Residential 
development is currently underway within approved phases of the project, and sales and/or leasing 
of residential units are beginning. Sales of new homes could be viewed as “commercial” uses, 
which are not expressly allowed uses on residential lands, pursuant to Condition 14 of the Bullfrog 
Flats UGA Development Agreement. Because sales are necessary to assure that new homeowners 
can join the Cle Elum community, this clarifying Major Amendment should be adopted to assure 
that marketing and sales facilities may be located within residential neighborhoods. 

 
As amended by Staff, and accepted by the Applicant, the amendment language adds the 

following as a permitted use in residential zones under Condition 14: “model and demonstration 
homes, sales offices, customer parking, and other customary activities directly related to the 
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marketing and sale of residential units within the Bullfrog UGA.” The following development 
standards for said use are adopted pursuant to Condition 15:  

 
Marketing and sales of new residential units within the Bullfrog UGA is a permitted use in 
all Residential Zones through completion of new home sales within the UGA. Permitted 
activities and facilities include sales offices, model and demonstration homes, design 
studios, customer and visitor parking, and other facilities and activities customarily 
incidental to the marketing and sale of new residential units, whether conducted in a 
temporary or a permanent structure, subject to the following standards: 
 

1. Marketing and sales facilities shall be limited to the marketing and sale of 
residential units located within the Bullfrog UGA and shall not be used for 
unrelated commercial activities. Activities customarily conducted in connection 
with the sale of new homes, including design selection, lender, title, and escrow 
coordination, and homeowner orientation, are not unrelated commercial 
activities for purposes of this Condition. 
 

2. No more than one (1) sales office shall be permitted within any one residential 
plat (full phase; e.g., all of S-2, all of P-4). Model and demonstration homes may 
be used for marketing and sales activity, including tours and execution of 
purchase agreements, and shall not count toward the limits established in this 
Condition. This Condition does not limit the number of model or demonstration 
homes permitted within any phase. 

 
3. The sales office and model home use is limited to residential marketing and sales 

activities and uses customarily incidental thereto. Contractor yards, construction 
staging areas, equipment or material storage, fleet parking, maintenance 
facilities, and other construction-related operational uses shall not be 
established as part of or in support of the sales use. This condition does not 
prohibit contractor yards, construction staging areas, or similar construction 
support activities that are separately authorized through applicable permit 
approvals. 

 
4. Any temporary marketing and sales facility shall be removed or converted to 

permanent use upon completion of residential sales activity within the applicable 
plat phase. 

 
5. Any permanent structure utilized for marketing and sales purposes shall be 

designed and constructed for an identified long-term use consistent with the 
Development Agreement and applicable zoning designation. At the time of permit 
application, the applicant shall identify the intended permanent use of the 
structure. 
 

6. Any permanent structure utilized for marketing and sales purposes shall 
ultimately be converted to: 

a. A dwelling unit permitted within the applicable residential zone; 
b. A community building or other facility owned or managed by 

the homeowners' association; or 
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c. Another use specifically permitted within the applicable zoning 
designation and approved by the City. 
 

7. Approval of marketing and sales facilities shall not increase the maximum 
number of dwelling units authorized by the Development Agreement, 
modify approved residential densities, or create additional development 
rights. 

 
8. Sales facilities shall be subject to Site and Design Review and shall comply 

with the development standards applicable under the Development 
Agreement and Conditions of Approval, including Attachment 2 and 
Condition 15, together with the building and fire codes in effect at the time 
of permit application. Nothing in this Condition alters the vesting provisions 
of the Development Agreement. 
 

9. Signage associated with the temporary sales and marketing facility shall be limited 
to that necessary to identify the temporary use and direct visitors to the facility. 
All signage shall comply with the applicable sign regulations contained in the vested 
2002 Development Agreement and Development Standards. Any temporary 
freestanding, directional, wall, or window signage shall be removed upon 
termination of the temporary sales use or conversion of the building to a permitted 
residential use. 
 

10. Upon the effective date of this amendment, marketing and sales facilities 
authorized by this Condition are permitted uses within Residential Zones and 
require no separate temporary use permit or additional land use approval 
beyond Site and Design Review and required construction permits. 

 
11. Approval of this amendment is intended to provide regulatory certainty and 

does not constitute a determination that marketing and sales uses incidental to 
the residential development authorized by the Development Agreement were 
prohibited prior to its adoption. The positions of the applicant and the 
property owners regarding interpretation of the Development Agreement 
and Conditions of Approval as previously adopted are reserved. 

 
III. FINDINGS OF FACT 

 
All Findings contained in the Staff Report for PMU-2026-001, are incorporated as Findings 

of Fact of the Hearing Examiner, supporting this Recommendation to approve the Major 
Amendment to the Development Agreement. 

 
IV. CONCLUSIONS 

 
All Conclusions contained in the Staff Report for PMU-2026-001, are incorporated as the 

Conclusions of the Hearing Examiner, supporting this Recommendation to approve the Major 
Amendment to the Development Agreement. The Major Amendment should ratify any existing 
improvements and uses contained within the property that may be subject to the amended 
Conditions. 
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V. DECISION 

 
Based upon a preponderance of evidence in the record and all Findings and Conclusions 

provided above, I recommend that the Council APPROVE the application for a Major Amendment 
to the Bullfrog Flats Development Agreement, adopting the additional language to Conditions 14 
and 15, set forth above. 

ISSUED this _____ day of ______, 2026 

 

           
Gary N. McLean 
Hearing Examiner 
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Before Hearing Examiner 
Gary N. McLean 

 
 
 

 
BEFORE THE HEARING EXAMINER 

FOR THE CITY OF CLE ELUM 
 
 

Regarding an APPLICATION FOR A ) 
MAJOR AMENDMENT to the Bullfrog ) 
Flats Development Agreement  ) 
in the City of Cle Elum, submitted by ) 
      ) File No. PMU-2026-001 
      ) 
Blue Fern,     ) 
      ) RECOMMENDATION OF   
 Applicant    ) APPROVAL FOR A MAJOR 
      ) AMENDMENT TO THE  
      ) BULLFROG FLATS  
      ) DEVELOPMENT AGREEMENT  
      ) 
  

 
I. SUMMARY OF RECOMMENDATION 

 
Through Master Developer Blue Fern, Bullfrog Flats LLC submitted an application for a 

Major Amendment to the Bullfrog Flats UGA Development Agreement. The amendment revises 
Conditions of Approval Nos. 14 and 15 so as to clarify that marketing and sales facilities, including 
leasing, may be located within residential neighborhoods to sell newly built residential units. The 
applicant has met its burden of proof to demonstrate that a preponderance of the evidence supports 
approval of an amendment, as revised in the Staff Recommendation. Accordingly, and for reasons 
explained in this document, the Hearing Examiner respectfully recommends that the City Council 
approve the Major Amendment. 

 
II. BACKGROUND and SUMMARY OF APPLICATION 

 
The land areas affected by the Major Amendment are designated for residential development 

under the approved Master Plan and Bullfrog UGA Development Agreement. Residential 
development is currently underway within approved phases of the project, and sales and/or leasing 
of residential units are beginning. Sales of new homes could be viewed as “commercial” uses, 
which are not expressly allowed uses on residential lands, pursuant to Condition 14 of the Bullfrog 
Flats UGA Development Agreement. Because sales are necessary to assure that new homeowners 
can join the Cle Elum community, this clarifying Major Amendment should be adopted to assure 
that marketing and sales facilities may be located within residential neighborhoods. 

 
As amended by Staff, and accepted by the Applicant, the amendment language adds the 

following as a permitted use in residential zones under Condition 14: “model and demonstration 
homes, sales offices, customer parking, and other customary activities directly related to the 
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marketing and sale of residential units within the Bullfrog UGA.” The following development 
standards for said use are adopted pursuant to Condition 15:  

 
Marketing and sales of new residential units within the Bullfrog UGA is a permitted use in 
all Residential Zones through completion of new home sales within the UGA. Permitted 
activities and facilities include sales offices, model and demonstration homes, design 
studios, customer and visitor parking, and other facilities and activities customarily 
incidental to the marketing and sale of new residential units, whether conducted in a 
temporary or a permanent structure, subject to the following standards: 
 

1. Marketing and sales facilities shall be limited to the marketing and sale of 
residential units located within the Bullfrog UGA and shall not be used for 
unrelated commercial activities. Activities customarily conducted in connection 
with the sale of new homes, including design selection, lender, title, and escrow 
coordination, and homeowner orientation, are not unrelated commercial 
activities for purposes of this Condition. 
 

2. No more than one (1) sales office shall be permitted within any one residential 
plat (full phase; e.g., all of S-2, all of P-4). Model and demonstration homes may 
be used for marketing and sales activity, including tours and execution of 
purchase agreements, and shall not count toward the limits established in this 
Condition. This Condition does not limit the number of model or demonstration 
homes permitted within any phase. 

 
3. The sales office and model home use is limited to residential marketing and sales 

activities and uses customarily incidental thereto. Contractor yards, construction 
staging areas, equipment or material storage, fleet parking, maintenance 
facilities, and other construction-related operational uses shall not be 
established as part of or in support of the sales use. This condition does not 
prohibit contractor yards, construction staging areas, or similar construction 
support activities that are separately authorized through applicable permit 
approvals. 

 
4. Any temporary marketing and sales facility shall be removed or converted to 

permanent use upon completion of residential sales activity within the applicable 
plat phase. 

 
5. Any permanent structure utilized for marketing and sales purposes shall be 

designed and constructed for an identified long-term use consistent with the 
Development Agreement and applicable zoning designation. At the time of permit 
application, the applicant shall identify the intended permanent use of the 
structure. 
 

6. Any permanent structure utilized for marketing and sales purposes shall 
ultimately be converted to: 

a. A dwelling unit permitted within the applicable residential zone; 
b. A community building or other facility owned or managed by 

the homeowners' association; or 
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c. Another use specifically permitted within the applicable zoning 
designation and approved by the City. 
 

7. Approval of marketing and sales facilities shall not increase the maximum 
number of dwelling units authorized by the Development Agreement, 
modify approved residential densities, or create additional development 
rights. 

 
8. Sales facilities shall be subject to Site and Design Review and shall comply 

with the development standards applicable under the Development 
Agreement and Conditions of Approval, including Attachment 2 and 
Condition 15, together with the building and fire codes in effect at the time 
of permit application. Nothing in this Condition alters the vesting provisions 
of the Development Agreement. 
 

9. Signage associated with the temporary sales and marketing facility shall be limited 
to that necessary to identify the temporary use and direct visitors to the facility. 
All signage shall comply with the applicable sign regulations contained in the vested 
2002 Development Agreement and Development Standards. Any temporary 
freestanding, directional, wall, or window signage shall be removed upon 
termination of the temporary sales use or conversion of the building to a permitted 
residential use. 
 

10. Upon the effective date of this amendment, marketing and sales facilities 
authorized by this Condition are permitted uses within Residential Zones and 
require no separate temporary use permit or additional land use approval 
beyond Site and Design Review and required construction permits. 

 
11. Approval of this amendment is intended to provide regulatory certainty and 

does not constitute a determination that marketing and sales uses incidental to 
the residential development authorized by the Development Agreement were 
prohibited prior to its adoption. The positions of the applicant and the 
property owners regarding interpretation of the Development Agreement 
and Conditions of Approval as previously adopted are reserved. 

 
III. FINDINGS OF FACT 

 
All Findings contained in the Staff Report for PMU-2026-001, are incorporated as Findings 

of Fact of the Hearing Examiner, supporting this Recommendation to approve the Major 
Amendment to the Development Agreement. 

 
IV. CONCLUSIONS 

 
All Conclusions contained in the Staff Report for PMU-2026-001, are incorporated as the 

Conclusions of the Hearing Examiner, supporting this Recommendation to approve the Major 
Amendment to the Development Agreement. The Major Amendment should ratify any existing 
improvements and uses contained within the property that may be subject to the amended 
Conditions. 
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V. DECISION 

 
Based upon a preponderance of evidence in the record and all Findings and Conclusions 

provided above, I recommend that the Council APPROVE the application for a Major Amendment 
to the Bullfrog Flats Development Agreement, adopting the additional language to Conditions 14 
and 15, set forth above. 

ISSUED this _____ day of ______, 2026 

 

           
Gary N. McLean 
Hearing Examiner 
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HEARING EXAMINER FOR THE CITY OF CLE ELUM 
CITY HALL – 119 WEST FIRST STREET 

CLE ELUM, WASHINGTON   98922 
 

  
Before Hearing Examiner  

Gary N. McLean 
 
 
 
 

BEFORE THE HEARING EXAMINER 
FOR THE CITY OF CLE ELUM 

 
 

Regarding an APPLICATION FOR A MAJOR 
AMENDMENT TO THE BULLFROG FLATS 
UGA DEVELOPMENT AGREEMENT, 
submitted by  
 
BULLFROG FLATS LLC / BLUE FERN,  
 
                                       Applicant 
 
 

______________________________________ 

) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
 
 
 

 
File No.    PMU-2026-001 
 
 
 
FINDINGS, CONCLUSIONS AND 
RECOMMENDATION OF APPROVAL  
 
 
 

I.  SUMMARY OF RECOMMENDATION. 
 

 Bullfrog Flats LLC submitted an application for a Major Amendment to the Bullfrog UGA 
Development Agreement to amend Conditions of Approval Nos. 14 and 15, seeking express 
authorization for marketing and sales facilities within residential portions of Bullfrog Flats and 
standards governing those uses during build-out of the approximately 1,334 dwelling units authorized 
by the Development Agreement. (Ex. A-01, Staff Recommendation, p. 1). 
 
 The application was submitted in anticipation of Risewell Homes beginning to show and sell 
new homes within the Bullfrog Flats development site.  The applicant explains that the Development 
Agreement does not expressly address an on-site marketing and sales center as a permitted use in 
residential areas and seeks greater certainty for facilities needed to support new-home sales within the 
master-planned community. (Ex. B-01, pp. 1-2). 
 
 City Staff recommends approval with modified language that more precisely defines the 
scope, duration, and disposition of authorized marketing and sales facilities. Staff found that such 
facilities are accessory and incidental to implementation of the vested residential entitlements, but 
also concludes that the applicant's proposed reference to “reasonably necessary facilities and 
structures” is overly broad and could authorize activities or improvements beyond those customarily 
associated with residential marketing and sales. (Ex. A-01, pp. 6-7). 
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 For reasons explained in this Recommendation, the Hearing Examiner agrees that the 
requested amendment should be approved, with additional clarification addressing the types of 
temporary structures that may – and may not – be used for marketing and sales purposes. The 
Examiner’s recommended amendments to Conditions 14 and 15 are set forth in Attachment A. The 
Examiner also recommends that the Council expressly ratify and confirm prior acts consistent with 
those Conditions, as amended, substantially in the form set forth in Attachment B. 
 

II.  RECORD. 
 

 Exhibits entered into evidence as part of the record and supplemental materials submitted in 
connection with the hearing, as well as an audio recording of the public hearing held in Council 
Chambers on August 18, 2026 for this matter, are maintained by the City of Cle Elum and may be 
examined or reviewed by contacting the City Clerk’s Office.   
 
 Public Hearing Testimony:  City Planning Consultant Colleda Monick; Duana Koloušková, 
Chief Legal Officer for the applicant; and Richard Rawlings, Planning Manager for Risewell Homes, 
offered sworn testimony regarding the amendment request, the existing welcome/marketing building, 
the anticipated new-home sales program, applicable permitting requirements, and questions raised by 
the Examiner. Nancy Bainbridge Rogers, of Hillis Clark Martin & Peterson, appeared on behalf of 
Risewell Homes. Clara Park, of Van Ness Feldman, appeared for and supported the City staff team 
during the hearing. (Hearing Testimony). 
 
 Following the hearing, City Staff transmitted the Applicant's proposed Recommendation in 
clean and redlined Word versions. The proposed revisions included ratification language and 
clarification concerning leasing activities. Staff advised that it had reviewed the proposed revisions 
and did not oppose the proposed changes. (Ex. E-01). 
 
 Exhibits: The City's Planning Consultant prepared the Staff Recommendation dated August 
18, 2026. The application, public notices, department reviews, written public comments, and the post-
hearing submittal described above were assembled by the City and are accepted into the record in 
their entirety: 
 

EXHIBIT LIST 
PMU-2026-001 - Bullfrog Flats Major Amendment 

Ex. 
# Pages Date Document Title 

A-01 1-9 08/18/2026 Staff Recommendation - Findings of Fact, Conclusions, and Recommendation for 
Amendment to Bullfrog Flats Development Agreement 

B-01 10-12 05/27/2026 Bullfrog Flats LLC application/request letter for Major Amendment 
C-01 13 06/01/2026 Notice of Complete Application 
C-02 14-28 06/11/2026 Notice of Application, agency/property-owner distribution materials, mailing lists, and 

initial site-posting confirmation 
C-03 29 07/30/2026 Published Notice of Public Hearing 
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Ex. 
# Pages Date Document Title 

C-04 30-46 07/30/2026 Notice of Public Hearing, mailing/distribution records, and photographs confirming site 
posting 

D-01 47 06/11/2026 Written public comment - Elizabeth M. Kurtz 
D-02 48-49 06/12/2026 Written public comment - Stephen Malek 
D-03 50 06/12/2026 Written public comment - Wes Goumaz 
D-04 51 06/13/2026 Additional written public comment - Wes Goumaz 
E-01 — 08/19/2026 Post-Hearing Submittal from the applicant, forwarded to the Examiner by City Staff - 

Virgil Amick email transmitting Applicant's proposed Hearing Examiner 
Recommendation of Approval in clean and redlined Word versions; the redlined version 
includes proposed ratification language and revisions clarifying inclusion of leasing 
activities. City Staff advised that it had reviewed the proposed revisions and did not 
oppose the proposed changes. 
 

E-02 14 
slides 

08/18/2026 Blue Fern slide presentation, hard copy provided to the Examiner during the public 
hearing, slides shown on screen during applicant’s presentation at the hearing.  

 
 The Examiner visited the Bullfrog Flats project area and surrounding road network on the 
day of the hearing and has visited the site on numerous occasions in connection with prior Bullfrog 
Flats proceedings. The Examiner is fully advised concerning the project location, the existing 
Development Agreement and Conditions of Approval, the surrounding road network and land uses, 
and prior land use proceedings relevant to the situation presented in this matter.  (Site Visit; Official 
Notice of prior Bullfrog Flats proceedings). 
 

III.  FINDINGS OF FACT. 
 

 Based upon the record, the undersigned Examiner issues the following Findings of Fact. 
 
Application, Site Location. 
 
1. Bullfrog Flats is a large, phased master-planned development in the western portion of Cle 
Elum. The project site is generally bounded by Interstate 90, Bullfrog Road, State Route 903, the City 
Cemetery, and the Washington State Horse Park. The current amendment concerns residential 
portions of the Bullfrog UGA governed by the Bullfrog UGA Development Agreement and associated 
Conditions of Approval. (Ex. A-01, pp. 1, 3). 
 
2. The subject application identifies parcels 964102, 12034, 964103, 964104, 964106, 964107, 
964108, and 955367; the City's notices also identify parcel 964105. Residential development is 
underway within approved phases of the project. (Ex. A-01, pp. 1, 3; Ex. C-02; Site visit). 
 
3. The Bullfrog UGA Development Agreement was originally executed in 2002 and was 
amended in 2017 and again in 2025. The Development Agreement authorizes approximately 1,334 
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residential dwelling units as part of the broader master-planned development. (Ex. B-01, p. 1; Ex. A-
01, p. 1). 
 
4. For orientation, and a short summary of where site development and home construction is 
already happening or expected to occur over the next 12 months, the Examiner is including a 
screenshot of a slide included in Blue Fern’s hearing presentation materials, which the Examiner has 
marked and included in the record as Exhibit E-02.  The illustration shows where homes are already 
available for sale, in Phases S1, S2, and J, three phases that have already received final plat approval; 
and Phases P4 and M, expected to come up for final plat approvals by the end of 2026.   
 

 
 
Application Processing; Jurisdiction; Applicable Law. 
 
5. The Applicant's amendment request is dated May 27, 2026, while the Staff Recommendation 
cover page and the City's Notice of Application identify May 28, 2026 as the request/application date. 
In any event, the application was deemed complete on June 1, 2026.  Public Notice of the application 
was issued June 11, 2026, the property was posted, and the City received written comments from 
three citizens during the comment period.  Notice of the August 18, 2026 open record public hearing 
was issued and published on July 30, 2026. (Ex. A-01, pp. 1-2; Ex. B-01, p. 1; Exs. C-01 through C-
04). 
 
6. Section 6.5 of the Development Agreement provides for amendments to be processed as 
Major Modifications. The City processed this request as a Type 4 matter under CEMC Chapter 14.30, 
with an open record hearing before the Hearing Examiner, a recommendation by the Examiner, and 
final action by the Cle Elum City Council. (Ex. A-01, pp. 1-2; Ex. C-02). 
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7. The application is subject to the vesting provisions of the Bullfrog UGA Development 
Agreement. Staff reviewed the request for consistency with the vested Comprehensive Plan and 
zoning framework, the 120 Conditions of Approval attached to the 2002 Development Agreement, 
and the Development Standards incorporated into those approvals. (Ex. A-01, p. 3). 
 
The Requested Amendment; Need for Regulatory Certainty. 
 
8. The Development Agreement and Conditions of Approval do not expressly identify 
marketing and sales facilities as a permitted use within residential zones. The applicant maintains that 
such uses are incidental to its vested residential entitlement; Staff nevertheless concluded that an 
express amendment would provide useful regulatory certainty and avoid future interpretive disputes. 
(Ex. A-01, pp. 5-6; Ex. B-01, pp. 1-2). 
 
9. Risewell Homes now owns Parcels J, S-1, and S-2 and anticipated beginning to show and sell 
new homes during the summer of 2026. The applicant requested authority for an on-site location 
where prospective purchasers may receive community information and home-availability information 
and conduct activities associated with new-home sales. (Ex. B-01, p. 1). 
 
10. The applicant initially proposed language allowing marketing and sales uses, including any 
'reasonably necessary facilities and structures,' throughout residential areas during the new-home 
sales period. It also proposed removal of temporary structures and conversion of permanent structures 
to permanent permitted uses after completion of residential sales. (Ex. B-01, p. 2). 
 
11. Staff concluded that the phrase 'reasonably necessary facilities and structures' was too broad 
because it could be read to encompass activities and improvements beyond those customarily 
associated with residential marketing and sales.  Staff therefore recommended more specific language 
limiting the use and establishing standards for operation, duration, conversion, and ultimate 
disposition of facilities. (Ex. A-01, pp. 6-8; Testimony of Ms. Monick). 
 
12. Marketing and sales facilities are commonly used in large-scale master-planned residential 
communities. Staff found that such facilities serving Bullfrog Flats are accessory and incidental to 
implementation of the vested residential entitlements and generally consistent with the purpose and 
intent of the Development Agreement. The Examiner concurs. (Ex. A-01, pp. 6-7). 
 
Existing Welcome / Marketing Facility; Permitting. 
 
13. Only after the Examiner raised the question, subsequent testimony at the hearing established 
that a building intended for eventual marketing and sales use has already been constructed or placed 
within Bullfrog Flats. This circumstance was not readily apparent from the application materials or 
the Staff Report, though it was sufficiently clarified through questions and sworn testimony during 
the hearing. (Testimony of Ms. Monick; Testimony of Mr. Rawlings; Confirmation by counsel, Ms. 
Koloušková, and Ms. Rogers).  The building is fresh, looks brand new, and includes signage, labeling 
the structure as a “Welcome Center”.  (Site visit by the Examiner; Ex. E-02, slide showing “Example 
Sales Center, with Exterior View and Interior View, a screenshot of which is republished below).  
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(Screenshot of a slide included as part of Ex. E-02, the Blue Fern hearing presentation). 
 
14. No sales or leasing activity had occurred in that building as of the hearing. The building has 
instead been used as an informational or welcome facility. (Testimony of Mr. Rawlings). 
 
15. The amendment under review concerns authorization of the marketing and sales use; it does 
not itself approve a particular building, site, or site plan, and it does not dispense with otherwise 
applicable construction, occupancy, Site and Design Review, building, fire, life-safety, or other 
permitting requirements. (Ex. A-01, pp. 5, 7-9; Hearing Testimony).  In follow-up materials submitted 
after the hearing, the applicant team clarified that they intend the amendment to also apply to leasing. 
(Ex. E-01).  Staff did not raise objections. 
 
16. Witnesses confirmed that buildings proposed for marketing and sales use must comply with 
applicable building and fire requirements and obtain any additional permits, inspections, or approvals 
required before the proposed occupancy or use may lawfully occur.  (Testimony of Ms. Monick and 
Mr. Rawlings). 
 
Temporary and Permanent Marketing / Sales Facilities. 
 
17. Staff recommends allowing marketing and sales activity in either temporary or permanent 
structures, requiring temporary facilities to be removed or converted when residential sales activity 
within the applicable plat phase is complete, and requiring permanent facilities to be designed and 
constructed for an identified long-term use consistent with the Development Agreement and 
applicable zoning. (Ex. A-01, pp. 8-9). 
 
18. The Staff Recommendation also limits the use to marketing and sale of residential units within 
the Bullfrog UGA; limits each full residential plat or phase to one sales office while allowing model 
and demonstration homes; prohibits construction-support operations from being established as part of 
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the sales use unless separately authorized; and requires Site and Design Review, building and fire 
compliance, and compliant signage. (Ex. A-01, pp. 8-9). 
 
19. The Examiner takes official notice of the prior consolidated Bullfrog Flats proceeding, File 
Nos. PMU-2024-002, BLA-2024-004, SUB-2024-001, -002, and -003. The prior record included the 
substantially different Sun Communities / 47° North proposal, which the applicant's hearing materials 
described as a major modification to 'put in manufactured homes and RV parking.' (Official Notice, 
March 3, 2025 Bullfrog Flats Recommendation, Finding 2; prior Exs. C-85 and C-88). 
 
20. That history does not determine the merits of the pending amendment. It does, however, 
demonstrate why use of the word 'temporary' should not inadvertently reopen uncertainty over 
whether a manufactured home, mobile home, recreational vehicle, travel trailer, sales trailer, 
construction trailer, office trailer, or similar readily movable structure may be installed and used as a 
residential-neighborhood sales center. 
 
21. The Examiner finds that the amendment should expressly provide that those readily movable 
structures are not authorized as temporary marketing and sales facilities.  This limitation is consistent 
with Staff's goal of narrowly defining the use and preventing a broad reading of the phrase 'temporary 
structure.' (Ex. A-01, pp. 6-7). 
 
22. The restriction should not prohibit modular construction.  A modularly constructed building 
may be used if it is installed on an approved permanent foundation and otherwise complies with 
applicable Site and Design Review, building, fire, life-safety, and permitting requirements. 
 
Public Comments. 
 
23. While no one appeared and offered sworn testimony questioning or opposing the requested 
amendment, several local residents submitted written comments that were summarized and addressed 
in the Staff Report.  Elizabeth M. Kurtz opposed the amendment, writing that she has concerns that 
approval could encourage challenges to the Development Agreement, result in legal expense or delay, 
and impose financial consequences upon the City or local taxpayers. Staff responded that the 
amendment would not modify the approved land-use plan, increase dwelling units, expand 
development capacity, or alter the fiscal mitigation obligations established under the Development 
Agreement. (Ex. D-01; Ex. A-01, pp. 4-5).  The Examiner notes that any risk of legal challenges is 
never zero, but in this instance, both Blue Fern and Risewell Homes appeared and strongly supported 
the requested amendment. 
 
24. Stephen Malek’s written comment opposed separate marketing and sales facilities in 
residential areas and suggested that model homes could serve the same function. Alternatively, he 
requested clear limits concerning the number, location, size, duration, removal, and future use of such 
facilities. Staff agreed that the use should remain directly related to residential sales and that clear 
limits on duration and disposition are appropriate. (Ex. D-02; Ex. A-01, pp. 4-5). 
 
25. Wes Goumaz submitted written comments concerning architecture, signage, lighting, and 
visual character. He encouraged designs consistent with the area's natural setting and western/historic 
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character and cautioned against excessive signage, digital displays, neon lighting, and visual clutter. 
Staff responded that the amendment does not approve any particular building, sign, lighting plan, or 
site design, which remain subject to later applicable review. (Exs. D-03 and D-04; Ex. A-01, p. 5). 
 
26. The Examiner has considered all written comments.  The concerns expressed in such 
comments support use of precise language in any amendment and continued application of Site and 
Design Review and other regulatory requirements, but the record does not establish a basis to deny 
an appropriately limited amendment. 
 
Scope of Amendment; SEPA. 
 
27. The amendment does not authorize additional dwelling units, increase residential density, 
modify approved land-use allocations, expand the approved development footprint, alter circulation 
patterns, modify infrastructure requirements, or increase utility demand beyond that contemplated by 
the Development Agreement and prior environmental review. It facilitates implementation of 
residential development already authorized. (Ex. A-01, pp. 5-6). 
 
28. The amendment does not create new commercial zoning entitlements or authorize unrelated 
business activities. The marketing and sales use remains subordinate to and directly related to 
residential development authorized by the Development Agreement. (Ex. A-01, pp. 6-7). 
 
29. The SEPA Responsible Official determined that additional environmental review is not 
required for this amendment. The proposal does not constitute a substantial change to the approved 
development and does not create probable significant adverse environmental impacts beyond those 
previously evaluated. (Ex. A-01, pp. 2, 7). 
 
30. The amendment does not approve construction of a specific facility or a specific site plan. 
Any future proposal requiring separate permits or development approvals remains subject to 
applicable review at the time of application. (Ex. A-01, pp. 5, 7). 
 
Ratification and Confirmation. 
 
31. Because the record establishes that a building intended for eventual marketing and sales use 
already exists and has been used as an informational or welcome facility, the Council's final legislative 
action should expressly address prior acts that are consistent with the intent and purposes of 
Conditions 14 and 15 as amended. The Examiner raised the issue during the public hearing, and all 
parties appeared to be supportive of including ratification language in any final action taken by the 
Council.  The Applicant's post-hearing proposal expressly requested ratification, and City Staff 
advised that it had reviewed the proposed revisions and did not oppose the proposed changes. Such 
ratification should not waive or excuse compliance with otherwise applicable building, fire, life-
safety, Site and Design Review, permitting, or other regulatory requirements. (Hearing Testimony; 
Ex. E-01). 
 
32. Approval of the amendment should not be construed as a determination that marketing and 
sales uses incidental to the residential development were prohibited before adoption of the 
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amendment. Staff appropriately recommends preserving the respective interpretive positions while 
providing regulatory certainty going forward. (Ex. A-01, p. 9). 
 
33. Except as modified or supplemented in this Recommendation, the factual findings and 
statements in the Staff Recommendation are supported by the record and are adopted as findings of 
the Hearing Examiner. (Ex. A-01). 
 
34. Based on the record as a whole, the requested Major Amendment, with the revisions 
recommended by the Examiner and set forth in Attachment A, should be approved. 
 
35. Any factual matters set forth in the foregoing or following sections of this Recommendation 
are hereby adopted by the Hearing Examiner as findings of fact and incorporated into this section as 
such.  
 

IV.  CONCLUSIONS. 
 
 Based upon the record, and all Findings set forth above, the Examiner issues the following 
Conclusions: 
 
1. The Hearing Examiner has jurisdiction to conduct the open record public hearing and to issue 
a recommendation to the Cle Elum City Council, which is the final decision maker for this Type 4 
Major Amendment. (CEMC 14.30.040; CEMC 14.30.080; Ex. A-01, pp. 1-2). 
 
2. The requested amendment is consistent with the purpose and intent of the Bullfrog UGA 
Development Agreement and facilitates orderly implementation of residential development already 
authorized under that Agreement. (Ex. A-01, pp. 6-7). 
 
3. The amendment does not increase development intensity, modify approved land-use 
allocations, create additional dwelling-unit entitlements, or create unrelated commercial development 
rights. (Ex. A-01, pp. 5-7). 
 
4. The amendment is consistent with the Cle Elum Comprehensive Plan as applicable under the 
vested regulatory framework. (Ex. A-01, p. 7). 
 
5. The SEPA Responsible Official properly determined that no additional environmental review 
is required for consideration of this amendment. (Ex. A-01, pp. 2, 7). 
 
6. The Examiner's additional limitations concerning temporary marketing and sales facilities are 
reasonable, supported by the record, and consistent with Staff's objective of narrowly defining the 
permitted use. Those limitations do not prohibit modular construction installed on an approved 
permanent foundation and otherwise compliant with applicable regulatory requirements. 
 
7. Approval of this amendment need not resolve whether marketing and sales uses incidental to 
the residential development were permissible before amendment. The amendment may provide 
regulatory certainty prospectively while preserving prior interpretive positions. (Ex. A-01, p. 9). 
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8. Any factual statement in this Recommendation that is deemed to be a Conclusion of Law is 
adopted and incorporated as such. 
 
9. Subject to the revisions identified in this Recommendation, the requested Major Amendment 
merits approval. 
 

V.  RECOMMENDATION. 
 

 Based upon a preponderance of evidence in the record and all Findings and Conclusions 
provided above, the Hearing Examiner respectfully recommends that the Cle Elum City Council 
approve the requested Major Amendment to the Bullfrog UGA Development Agreement, 
substantially in the form set forth in Attachment A. 
 
 The Hearing Examiner further recommends that the Council’s motion, resolution, or other 
legislative action approving the amendment expressly include the ratification and confirmation 
provision set forth in Attachment B. 
 
     ISSUED this 4th Day of September, 2026   

              
     _____________________________ 
     Gary N. McLean 
     Hearing Examiner  
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ATTACHMENT A 

 
RECOMMENDED AMENDMENTS TO  

CONDITIONS OF APPROVAL NOS. 14 AND 15  
 

 
Condition 14, re: Permitted Residential Uses, is amended to add the following permitted 
use in the Residential Zones: 
 

Model and demonstration homes, sales and leasing offices, customer parking, and 
other customary activities directly related to the marketing, sale, and leasing of 
residential units within the Bullfrog UGA. 

 
Condition 15, Development Standards for Marketing, Sales, and Leasing 
Facilities, is amended to add the following language: 

Marketing, sales, and leasing of new residential units within the Bullfrog UGA 
are permitted uses in all Residential Zones through completion of new-home 
sales and initial leasing within the UGA. Permitted activities and facilities 
include sales and leasing offices, model and demonstration homes, design 
studios, customer and visitor parking, and other facilities and activities 
customarily incidental to the marketing, sale, and leasing of new residential units, 
whether conducted in a temporary or permanent structure, subject to the 
following standards: 

1. Marketing, sales, and leasing facilities shall be limited to the marketing, 
sale, and leasing of residential units located within the Bullfrog UGA and shall 
not be used for unrelated commercial activities. Activities customarily 
conducted in connection with the sale or leasing of new residential units, 
including design selection, lender, title and escrow coordination, and 
homeowner or resident orientation, are not unrelated commercial activities for 
purposes of this Condition. 

2. No more than one (1) sales or leasing office shall be permitted within any 
one residential plat (full phase; e.g., all of S-2, all of P-4). Model and 
demonstration homes may be used for marketing, sales, and leasing activity, 
including tours and execution of purchase or lease agreements, and shall not 
count toward the limits established in this Condition. This Condition does not 
limit the number of model or demonstration homes permitted within any 
phase. 
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3. The sales or leasing office and model-home use is limited to residential 
marketing, sales, and leasing activities and uses customarily incidental 
thereto. Contractor yards, construction staging areas, equipment or material 
storage, fleet parking, maintenance facilities, and other construction-related 
operational uses shall not be established as part of or in support of the 
marketing, sales, or leasing use. This Condition does not prohibit contractor 
yards, construction staging areas, or similar construction-support activities 
that are separately authorized through applicable permit approvals. 

4. Any temporary marketing, sales, or leasing facility shall be removed or 
converted to permanent use upon completion of residential sales or initial 
leasing activity within the applicable plat phase. A manufactured home, 
mobile home, recreational vehicle, travel trailer, sales trailer, construction 
trailer, office trailer, or other vehicle, trailer, or similar readily movable 
structure shall not be used as a temporary marketing, sales, or leasing facility. 

5. The limitation in Paragraph 4 does not prohibit a modularly constructed 
building installed on an approved permanent foundation and otherwise 
compliant with applicable Site and Design Review, building, fire, life-safety, 
and other permitting requirements. 

6. Any permanent structure utilized for marketing, sales, or leasing purposes 
shall be designed and constructed for an identified long-term use consistent 
with the Development Agreement and applicable zoning designation. At the 
time of permit application, the applicant shall identify the intended permanent 
use of the structure. 

7. Any permanent structure utilized for marketing, sales, or leasing purposes 
shall ultimately be converted to: 

a. A dwelling unit permitted within the applicable residential zone; 

b. A community building or other facility owned or managed by the 
homeowners’ association; or 

c. Another use specifically permitted within the applicable zoning 
designation and approved by the City. 

8. Approval of marketing, sales, and leasing facilities shall not increase the 
maximum number of dwelling units authorized by the Development 
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Agreement, modify approved residential densities, or create additional 
development rights. 

9. Marketing, sales, and leasing facilities shall be subject to Site and Design 
Review and shall comply with the development standards applicable under 
the Development Agreement and Conditions of Approval, including 
Attachment 2 and Condition 15, together with the building and fire codes in 
effect at the time of permit application. Nothing in this Condition alters the 
vesting provisions of the Development Agreement. 

10. Signage associated with a temporary marketing, sales, or leasing facility 
shall be limited to that necessary to identify the temporary use and direct 
visitors to the facility. All signage shall comply with the applicable sign 
regulations contained in the vested 2002 Development Agreement and 
Development Standards. Any temporary freestanding, directional, wall, or 
window signage shall be removed upon termination of the temporary use or 
conversion of the building to a permitted residential use. 

11. Upon the effective date of this amendment, marketing, sales, and leasing 
facilities authorized by this Condition are permitted uses within Residential 
Zones and require no separate temporary-use permit or additional land-use 
approval beyond Site and Design Review and required construction permits. 

12. Approval of this amendment is intended to provide regulatory certainty 
and does not constitute a determination that marketing, sales, or leasing uses 
incidental to the residential development authorized by the Development 
Agreement were prohibited prior to its adoption. The positions of the 
Applicant and property owners regarding interpretation of the Development 
Agreement and Conditions of Approval as previously adopted are reserved. 
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ATTACHMENT B 
 

RECOMMENDED 
RATIFICATION AND CONFIRMATION LANGUAGE 

 
 

 Ratification and Confirmation. All acts taken prior to the effective date of the 
amendments to Conditions 14 and 15 that are consistent with the intent and purposes of those 
Conditions, as amended, are hereby ratified and confirmed. Such ratification and 
confirmation does not waive or excuse compliance with otherwise applicable building, fire, 
life-safety, Site and Design Review, permitting, or other regulatory requirements. 
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