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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.cityofcleelum.com

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 1-90, 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

1

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.

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

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

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.

2.

The application for amendment was submitted on May 27, 2026.
The application was deemed complete for processing on June 1, 2026.

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.

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

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

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

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

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.

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.

2
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Staff Recommendation (PMU-2026-001)
August 18, 2026

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:

e 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).

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

e 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.

3
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OnJune 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.
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Staff Recommendation (PMU-2026-001)
August 18, 2026

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.

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.

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

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.

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

EXHIBIT A-01
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Staff Recommendation (PMU-2026-001)
August 18, 2026

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

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.

The proposed amendment does not increase development intensity or modify
approved land use allocations.

The proposed amendment is consistent with the Cle Elum Comprehensive Plan.

The proposed amendment does not result in significant adverse environmental impacts
beyond those previously evaluated.

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:

7
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Staff Recommendation (PMU-2026-001)
August 18, 2026

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.

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.

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.

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.

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.

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.

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.

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

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.

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.

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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PMU-2026-001

RECEIVED
By Virgil Amick at
3:54 pm, May 28, 2026

Bullfrog Flats, LLC
(877) 294-3828

18300 Redmond Way Ste 120
Redmond, WA 98052

©of”

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 essentialto 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. Itis 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.

Page 1 0of 3
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RECEIVED
By Virgil Amick at
3:54 pm, May 28, 2026

Bullfrog Flats, LLC

\. (877)294-3828

@ 18300 Redmond Way Ste 120
Redmond, WA 98052

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 permanentuseisasa
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 jtalics:

RESIDENTIAL USES
13, As shown on Attachment 1, residential uses shall be permitted in Parcels B, J, M, P-

- | through P-4, 5-1, and 5- 2.

11 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;

“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 (ifthe 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:

15. Lot and other development standards for the individual residential uses are specified
! in Attachment 2. It a specific standard is not listed in that attachment, the standards of Chapter 17.16
Residential District shall apply to single tamily development in Parcels P-1, P-2, P-3, P-4, 5-1 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 OfT street parking and loading, 17.64 Landscaping, and 17.76 Site

4 | and design review shall apply.

“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.”

Page 2 of 3
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RECEIVED
By Virgil Amick at
3:54 pm, May 28, 2026

Bullfrog Flats, LLC

\. (877)294-3828

@ 18300 Redmond Way Ste 120
Redmond, WA 98052

5 All land use applications submitted on or atter October 31, 2027 shall be subject to
the applicable standards as set forth in Sections 3.6-3.8 of the Development Agreement, as amended
& | by the Second Amendment.

We recognize that, pursuantto 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,

. T Y

Duana Kolouskova
Chief Legal Officer

Blue @Fem

18300 Redmond Way Suite 120
Redmond, WA 98052
206.200.8986 (Cell)
bluefern.com
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Phone: (509) 674-2262
Fax: (509) 674-4097
www.cleelum.gov

City of Cle Etum

119 West First Street
Cle Elum, WA 98922

June 1, 2026
Bullfrog Flats, LLC Sent via electronic mail to:
Attn: Michelle Branley michelle@bluefern.com

18300 Redmond Way, Suite 120
Redmond, WA 98052

RE: Bullfrog UGA Development Agreement — Notice of Complete for PMU-2026-001

Dear Michelle,

On May 28, 2026, the City of Cle Elum received an application submitted by Blue Fern for a proposed
Major Modification to the Bullfrog UGA Development Agreement to allow marketing and sales
facilities/structures within the residential development areas of the Bullfrog UGA Master Plan.

The City has conducted the required Completeness Review of the application in accordance with the
provisions of the Cle Elum Municipal Code and the existing Bullfrog UGA Development Agreement. The
City has determined that the application is complete as of June 1, 2026 and the application will be
processed in accordance with CEMC 14.30 and the applicable provisions of the Bullfrog UGA
Development Agreement.

In accordance with the Type IV review procedures outlined in CEMC 14.30, the next steps for processing
include issuance of a Notice of Application, followed by the scheduling of an open record public hearing.
A Notice of Application will be issued within fourteen (14) days of this Notice of Complete Application
and will include a public comment period of not less than fourteen (14) days. Notice of the public
hearing will be provided at least fourteen (14) days prior to the hearing date, and the staff report will be
made available to the public at least fifteen (15} days prior to the hearing.

Please note that while the application has been deemed complete for processing, this notice shall not be
considered a notice of approval, nor does it confirm that all applicable code requirements have been
met. The City’s review of the application, including evaluation of consistency with the Bullfrog UGA
Development Agreement and applicable provisions of the Cle Elum Municipal Code, remains ongoing. If
additional information, revisions, or clarifications are identified during the review process, planning staff
will contact you directly.

If you have any questions regarding this notice or the review process, please do not hesitate to contact
Colleda Monick at colleda.monick@cleelum.gov or 509-966-7000.

Sificergly,

Colleda Monick, Planning Consultant
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Phone: (509) 674-2262
Fax: (509) 674-4097
www.cleelum.gov

City of Qe Elum

119 West First Street
Cle Elum, WA 98922

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 1-90,
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 18™, 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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City of Cle Elum, Washington BF Email Distribution List

Tuesday, August 10, 2021

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 sjiohnson@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 lan 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 cidevere@msn.com

Town of South Cle Elum Lee Hadden Fire Chief Ilhaddenl@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

lillguistn@ci.ellensburg.wa.us;

City of Kittitas

Christa Stream

Admin

christa.stream@cityofkittitas.com
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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@kprdl.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 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 crosepa@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 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

Priluc)@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@gwestoffice.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@Kkittitascountychamber.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 akellyl@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

viconnell@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
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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)
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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.0. Box 99, Snoqualmie Pass WA. 98068
P.O. Box 719 Kittitas Wa. 98934

713 Bowers Rd. Ellensburg, WA. 98926

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



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.0O. 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 tpsimonl@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.urenll@gmail.com

denise.stiffarm@pacificalawgrou
Stiffarm Denise p.com
Belcher John belcherj@cersd.org

On June 11, 2026, | 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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t2_Owner
BELL, MITCHELL
BENAVIDES, REBECCA A
BERLIN, MICHAEL JOHN
BERLIN, THOMAS CLAYTON
BOWER, KYLE GALEN & CHELSEA NICOLE
BRENDEN, MARSHALL M JR & MICHELE
BUI, TUNG THANH
CALLAHAN, BRANDEN
CALVIN, CORIC
CATHRINE LUND TRUST
CHOY, SUN WEI & WENDY WEN YING
CITY OF CLE ELUM
CLE ELUM PINES EAST LLC
CLE ELUM ROSLYN SCHOOL DIST #404
COOK, MELINDA K
CORKINS LIVING TRUST
CORRENTI, FREDERICK J & CYNTHIA C
CRYSTAL CREEK APARTMENTS LLC
DANNY FORBES REVOCABLE LIVING TRUST
CYGAN, ANDREW
FETTIG, JEFF & TATUM
FLUENT, GAIL
FORD, PERRY M
FOWLER CREEK TRAILS LLC
GENNA, JOHN A
GOMES, PATRICIA MARY & KEVIN DANIEL
GONZALEZ, JESUS
GRAHAM, ROBERT & JENNIE
GREEN, JOSH & RIKKI
HAAG, WILL & STEPHANIE
HARDEBECK, JASON & ANNA
HARDING, JAKE A & KOURTNEY
HOLZ, MICHAEL P ETUX
HOTTINGER, GEORGE DENIS
HOWLEY, SEAN
HUBBARD, SARAH MARIE
HUMES, JAMES E JR & DIANE
HUTCHINSON PROPERTIES LLC
INLAND TELEPHONE CO
JENSEN, JOHN E
JH PROPERTIES LLC
JOHNSON, AMY
JOHNSON, JASON ROBERT & CHRISTY LEIGH
KENDALL, JEFFREY & KIMBROUGH G
KIRK, TAYLOR JACOB & CHANTEL SHARESE
KITTITAS CO (SOLID WASTE)
KITTITAS CO FIRE DIST #7
KITTITAS CO HOUSING AUTHORITY
LAROCHE, COLE M & TARYN M

EXHIBIT C-02 (b)

t2_Addre_1
301 FRANKIE LN
1091 WOODDUCK RD
1006 FRANKIE LN
305 NELSON LN
303 FRANKIE LN
18215 SE 128TH ST
1001 FRANKIE LN
303 LANDIS LN
304 DENNY AVE
303 DESIREE LN
21410 SE 24TH ST
119 W 1ST
PO BOX 808
4244 BULLFROG ROAD
1205 BALA DR
PO BOX 695
PO BOX 724
31 Pine St. Unit 308
31 PINE ST #308
1200 MARIAN DR
15239 160TH PL SE
307 NELSON LN
1107 PERRY LN
2020 NELSON SIDING RD
1543 MAGNOLIA WAY W
303 Amy Marie Ln
1081 WOOD DUCK RD
301 LANDIS LN
1002 FRANKIE LN
304 LANDIS LN
1008 FRANKIE LN
1201 WOOD DUCK RD
951 WOOD DUCK RD
302 AMY MARIE LN

3 PONCE DE LEON TER SW

306 PERRY LN

303 DENNY AVE

101 TABLE MT DR

PO BOX 171

6183 Wilson Creek

PO BOX 938

301 DESIREE LN

1207 BALADR

300 LANDIS LN

305 BALA DR

925 INDUSTRIAL WAY
31 FIREHOUSE ROAD
107 W 11TH ST

1281 WOOD DUCK RD

t2_City
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
RENTON
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
SAMMAMISH
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
EDMONDS
EDMONDS
CLE ELUM
RENTON
CLE ELUM
CLE ELUM
CLE ELUM
SEATTLE
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
LAKEWOOD
CLE ELUM
CLE ELUM
ELLENSBURG
ROSLYN
ELLENSBURG
ELLENSBURG
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
ELLENSBURG
CLE ELUM
ELLENSBURG
CLE ELUM

t2_State
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA

Bullfrog Flats_Properties within 300" (Updated 10-10-2024)

t2_Zip
98922-5108
98922-8578
98922
98922-6101
98922-5108
98059-8732
98922-5107
98922-5915
98922-1400
98922
98075-7130
98922-1105
98922-0808
98922
98922-5904
98922-0695
98922-0724
98020
98020
98922-1430
98058-8166
98922
98922
98922-9476
98199-4323
98922
98922-8578
98922-5915
98922-5107
98922-5915
98922
98922-8580
98922
98922
98499-1745
98922-5914
98922-1400
98926
98941-0171
98926
98926-1924
98922
98922
98922-5915
98922-5913
98926
98922
98926
98922-8580



LAROCHE, ZACHARY G & LAURA A 1351 WOODDUCK RD CLE ELUM WA 98922-8741
LEAF, BARRY R JR & CRISTINA M 307 BALADR 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 SUNCADIALLC 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 STE900 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 Ml 48034

EXHIBIT C-02 (b) Bullfrog Flats_Properties within 300" (Updated 10-10-2024)
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Bullfrog Flats_Properties within 300" (Updated 10-10-2024)

On June 11, 2026, | 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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EXHIBIT C-03

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 thereafter for the purpose of considering the following

proposal:

A Major Amendment to the Bulifrog (UGA Development Agree-
ment to 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 provisions and applicable development standards for
such facilities during the build-out of the community.

The clty staff report will be avaliabje for the publtc on July 30
2026 vta the clty S webslte 3 sices/ad-

Interested persons may appearand be heard at said hearing, or
written commerits may be subitted fo the City of-Cle Elum, Attn:
City Clerk, 119 West First Street, Cle Elum, WA. 98922, (PMU-

2026-001). Join Virtually with Zoom:
Az .us/i/75731840187pwd=dERNdIBJV VQ1
RExwZFhXZ209

Meeting ID: 757 318 4018 Passcode: 98922 {
Join by Phone: 1-(253)215-8782, Meeting ID: 757 318 4018,
Passcode: 98922

(Published in the N.K.C. TRIBUNE, July 30, 2026.)
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Phone: (509) 674-2262
Fax: (509) 674-4097
www.cleelum.gov

City of Cle Elum

119 West First Street
Cle Elum, WA 98922

NOTICE OF PUBLIC HEARING

DATE: July 30, 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 1-90,
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 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.

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 testimony. Written comments may be submitted 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, Attention: Planning Department/PMU-2026-001

119 West First Street, Cle Elum, WA 98922

or planning@cleelum.gov

Join Virtually with Zoom: https://zoom.us/j/7573184018?pwd=dERndjBJVCIGdVQ1d2ISRExwZFhXZz09
ID: 757 318 4018 Passcode: 98922 Join by Phone: 1-253-215-8782 Meeting ID: 757 318 4018, Passcode:
98922

The Staff Recommendation is available for public review online: https://cleelum.gov/city-
services/administrative-services/public-notices/. The Hearing Examiner will conduct an open-record
public hearing and make a recommendation regarding the proposed amendment. Final action will be

EXHIBIT C-04
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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 parties of record and entities who were provided
this notice. If you have questions regarding this proposal, please email planning@cleelum.gov or call
509-674-2262.

EXHIBIT C-04
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City of Cle Elum, Washington SEPA Distribution List

Tuesday, August 10, 2021

Agency/Org Name Contact Position Email Updated

City of Cle Elum Matthew Lundh Mayor mlundh@cleelum.gov

City of Cle Elum Robert Omans Administrator/Building Official romans@cleelum.gov

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-lic@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 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 lan 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 Curtis Chambers City Attorney cchambers@insleebest.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

Brookside Consulting Allison Kimball brooksideconsulting@gmail.com

Town of South Cle Elum Luanne Osiadacz Clerk townhall@southcleelum.org

Town of South Cle Elum Jim DeVere Mayor cidevere@msn.com

Town of South Cle Elum Lee Hadden Fire Chief llhaddenl@gmail.com

City of Ellensburg Dan Carlson Planning Director carlsond@ellensburgwa.gov

EXHIBIT C-04 (A)




City of Ellensburg

Stacey Henderson

Planning Manager

hendersons@ellensburgwa.gov

City of Ellensburg Nancy Lillquist Mayor lillquistn@ellensburgwa.gov

City of Kittitas Christa Stream Admin christa.stream@cityofkittitas.com
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 Community Development Services @_@co.kittita?v;a.us

Kittitas Reclamation District sara_h@krdistrict.org

Kittitas County Solid Waste soIidwaste@co.kitti;as.wa.us

Kittitas County Housing Authority housing@hakittitas.org

Washington State Department of Health John Williams Director 1ohn.williams@doh.wa.&

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 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 crose;a_p__@ecy.wa.gov

Washington State Department of Ecology SEPA Register separegister@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 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

Main Email

Will distribute to appropriate officials

scplanning@wsdot.wa.gov

Washington State Parks

Ken Graham

ken.graham@parks.wa.gov

EXBIBIT C-04 (A)




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 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 1ohn.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@snogualmietribe.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@gwestoffice.net

The Confederated Tribes and Bands of the Yakama Nation

Timothy Batin

batt@yakamafish-nsn.gov

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

Jennifer Hoff

jhoff@usbr.gov

Bureau of Reclamation

thauser@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 Troy Jackson Fire Chief tjackson@kcfpd6.com

Kittitas County Fire District No. 7 Aaron Lowe 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 akellyl@wm.com

Cle Elum - Roslyn School District #404

John Belcher

Superintendent

belcheri@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

Bill Hinkle

bhinkle@hopesource.us

Kittitas Valley Healthcare

Rhonda Holden

rholden@kvhealthcare.org

AARF Animal Shelter

Lori Clemente

Director

arrfanimalrescue @gmail.com

Puget Sound Energy Carryn Vande Griend PSE Local Government Affairs Carryn.VandeGriend @pse.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

viconnell@bpa.gov

EXHIBIT C-04 (A)




Bonneville Power Administration

Jamie Murray

BPA Realty Specialist

icmurray@bpa.gov

Bonneville Power Administration

Angela Castle

Realty Technician

ACCastle@bpa.gov

NKC Tribune Lyn Derick forchin8 @gmail.com
Inland Networks Nolan Weis Owner nolan@inlandnet.com
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

EXHIBIT C-04 (A)

On July 30, 2026 | mailed the Bullfrog Flats
Notice of Public Hearing for PMU-2026-001 to
the above recipients. Virgil Amick




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)

EXHIBIT C-04 (A)

P.O. Box 52 Easton, WA.98925

P.0. 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.0. Box 762 S. Cle Elum, WA. 98943
2020 Vantage Highway, Ellensburg WA. 98926
P.0. Box 99, Snoqualmie Pass WA. 98068
P.O. Box 719 Kittitas Wa. 98934

713 Bowers Rd. Ellensburg, WA. 98926

On July 30, 2026 | mailed the Bullfrog Flats Notice of
Public Hearing for PMU-2026-001 to the above
recipients. Virgil Amick



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 tpsimonl@hotmail.com

Larry Jammes

Erin Krake

Len Norwitz

Susan Willis

Uren Tom tom.urenll@gmail.com
denise.stiffarm@pacificalawgro

Stiffarm Denise up.com

Belcher John belcherj@cersd.org

On July 30, 2026 | mailed the Bullfrog Flats
Notice of Public Hearing for PMU-2026-001
to the above recipients. Virgil Amick

EXHIBIT C-04 (A)




t2_Owner
BELL, MITCHELL
BENAVIDES, REBECCA A
BERLIN, MICHAEL JOHN
BERLIN, THOMAS CLAYTON
BOWER, KYLE GALEN & CHELSEA NICOLE
BRENDEN, MARSHALL M JR & MICHELE
DUY HUYNH, THI THUY
JONES, WESLEY
CALVIN, CORIC
CATHRINE LUND TRUST
CHQY, SUN WEI & WENDY WEN YING
CITY OF CLE ELUM
CLE ELUM PINES EAST LLC
CLE ELUM ROSLYN SCHOOL DIST #404
COOK, MELINDA K
CORKINS LIVING TRUST
CORRENTI, FREDERICK J & CYNTHIA C
CRYSTAL CREEK APARTMENTS LLC
DANNY FORBES REVOCABLE LIVING TRUST
CYGAN, ANDREW
FETTIG, JEFF & TATUM
FLUENT, GAIL
FORD, PERRY M
FOWLER CREEK TRAILS LLC
GENNA, JOHN A
GOMES, PATRICIA MARY & KEVIN DANIEL
GONZALEZ, JESUS
PITAKKAN, TANONGSAK
GREEN, JOSH & RIKKI
HAAG, WILL & STEPHANIE
HARDEBECK, JASON & ANNA
HARDING, JAKE A & KOURTNEY
HOLZ, MICHAEL P ETUX
HOTTINGER, GEORGE DENIS

ACCOLADE PROPERTY MANAGEMENT GROUP

HUBBARD, SARAH MARIE
HUMES, JAMES E JR & DIANE
HUTCHINSON PROPERTIES LLC
INLAND TELEPHONE CO
JENSEN, JOHN E

JH PROPERTIES LLC
JOHNSON, AMY

EXHIBIT C-04 (B)

t2_Addre_1
301 FRANKIE LN
1091 WOODDUCK RD
302 FRANKIE LN
305 NELSON LN
303 FRANKIE LN
18215 SE 128TH ST
307 FRANKIE LN
303 LANDIS LN
304 DENNY AVE
303 DESIREE LN
21410 SE 24TH ST
119 W 18T
PO BOX 808
4244 BULLFROG ROAD
303 BALA DR
PO BOX 695
PO BOX 724
31 Pine St. Unit 308
31 PINE ST #308
1200 MARIAN DR
15239 160TH PL SE
307 NELSON LN
301 PERRY LN
2020 NELSON SIDING RD
1643 MAGNOLIA WAY W
303 Amy Marie Ln
1081 WOOD DUCK RD
301 LANDIS LN
306 FRANKIE LN
304 LANDIS LN
300 FRANKIE LN
1201 WOOD DUCK RD
951 WOOD DUCK RD
302 AMY MARIE LN
200 GALLOWAY DR.
306 PERRY LN
303 DENNY AVE
P.O. BOX 938
PO BOX 171
6183 Wilson Creek
PO BOX 938
301 DESIREE LN

t2_City

CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
RENTON
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
SAMMAMISH
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
EDMONDS
EDMONDS
CLE ELUM
RENTON
CLE ELUM
CLE ELUM
CLE ELUM
SEATTLE
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
YAKIMA
CLE ELUM
CLE ELUM

ELLENSBURG

ROSLYN

ELLENSBURG
ELLENSBURG

CLE ELUM

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

t2_State
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA

t2_Zip
98922-5108
98922-8578
98922
98922-6101
98922-5108
98059-8732
98922-5107
98922-5915
98922-1400
98922
98075-7130
98922-1105
98922-0808
98922
98922-5904
98922-0695
98922-0724
98020
98020
98922-1430
98058-8166
98922
98922
98922-9476
98199-4323
98922
98922-8578
98922-5915
98922-5107
98922-5915
98922
98922-8580
98922
98922
98908
98922-5914
98922-1400
98926
98941-0171
98926
98926-1924
98922



JOHNSON, JASON ROBERT & CHRISTY LEIGH
KENDALL, JEFFREY & KIMBROUGH G
AMDUR, 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

STAPLETON, TIMOTHY MICHAEL & REGAN MICHELLE

STEVENS, MARCIE
SUNCADIA COMMUNITY COUNCIL
SUNCADIA RESORT LLC
TUMBLING RIDGE LLC

TWO MOOSE LLC

USA (BPA)

USA (WNF)

USACH, ANATOLLY & ANNA

VAN HOLLEBEKE, MAXWELL J

EXHIBIT C-04 (B)

301 BALA DR

300 LANDIS LN

305 BALA DR

925 INDUSTRIAL WAY
31 FIREHOUSE ROAD
107 W 11TH ST

1281 WOOD DUCK RD
1351 WOODDUCK RD
307 BALA DR

PO BOX 734

304 NELSON LN

305 FRANKIE LN

770 SUNCADIA TRL
306 DENNY AVE

306 BALA DR

1095 WOOD DUCK RD
PO BOX 952

1095 WOOD DUCK ROAD
304 DESIREE LN

305 PERRY LN

PO BOX 97034

304 FRANKIE LN

304 BALA DR

300 NELSON LN

300 PERRY LANE
5627 193RD PL SE
302 LANDIS LN

305 Denny Ave

300 BALA DR

300 AMY MARIE LN
PO BOX 1114

302 PERRY LN

305 DESIREE LN

824 INDEX CT. NE

71 CARBIDE CT

PO BOX 944

11777 SAN VICENTE BLVD STE 900

PO BOX 711

71 CARBIDE CT
PO BOX 3621

215 MELODY LN
6406 54TH ST NW
524 191ST ST SW

CLE ELUM
CLE ELUM
CLE ELUM
ELLENSBURG
CLE ELUM
ELLENSBURG
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
ROSLYN

CLE ELUM
CLE ELUM
CLE ELUM
BELLEVUE
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
ISSAQUAH
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CARNATION
CLE ELUM
CLE ELUM
RENTON
CLE ELUM
ROSLYN

LOS ANGELES
ROSLYN

CLE ELUM
PORTLAND
WENATCHEE
GIG HARBOR
LYNNWOOD

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

WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
CA

WA
WA
OR

WA
WA
WA

98922
98922-5915
98922-5913
98926
98922
98926
98922-8580
98922-8741
98922-5913
98922-0734
98922
98922
98922-3214
98922-1400
98922-5913
98922
98941
98922-8578
98922-6122
98922-5903
98009-9734
98922-5108
98922-5904
98922-6101
98922
98027-8666
98922-5915
98922-9455
98922-5913
98922
98014
98922-5914
98922
98056
98922-3018
98941-0944
90049-5084
98941-0711
98922-3018
97208-3621
98801
98335-6649
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
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

On July 30, 2026 |
mailed the Bullfrog
Flats Notice of
Public Hearing for
PMU-2026-001 to
the above
recipients. Virgil
Amick

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



Name Address Email
Wes Goumaz 1280 Sunlight Dr. Cle Elum, WA. 98922 wesgoumaz@hotmail.com
Elizabeth Kurtz elizabethmkurtz@gmail.com
Stephen Malek 204 W Fifth St. Cle Elum,WA. 98922
Sean Northrup sean@thetrailsidegroup.com

Denis Hernandez-Granda

dhg@thetrailsidegroup.com

EXHIBIT C-04 (B)

OnJuly 30, 2026 | 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



Agency
Department of Fish and Wildlife

Colville Tribes
Kittitas County Public Works
Department of Fish and Wildlife
Washington State Horse Park
Washington State Department of
Transportation
Kittitas County Public Works_
Comment 2

Cle Elum Roslyn School District

WSDOT
Department of Energy/Bonneville
Power
WDFW

EXHIBIT C-04 (B)

Last Name
Monick
Armi
Bala
Nelson
Hensley
Prilucik

Curtis

Stiffarm

Prilucik

Smart
Downes

First Name
Colleda
Connor

Chad
Jennifer
Wendy

Jacob

Cameron

Denise

Jacob

Brandy
Scott

Email Address Mailing Address Date Received

colleda.monick@cleelum.gov 2803 River Road, Yakima, WA 98902 10/2/2024
connor.armi.hsy@colvilletribes.c
om P.O. Box 150 Nespelem, WA. 99155 10/15/2024
chad.bala@co. kittitas.wa.us 411 N Ruby St. Ellensburg, WA. 98926 10/31/2024
jennifer.nelson@dfw.wa.gov 1701 S 24th Ave. Yakima, WA. 98902 11/4/2024
director@wahorsepark.org P.O. Box 278 Cle Elum,WA. 98922 11/4/2024
jacob.prilucik@wsdot.wa.gov 2809 Rudkin Rd. Union Gap, WA. 98903 11/4/2024
cameron.curtis@cjo.kittitas.wa.us 411 N Ruby St. Ellensburg, WA. 98926 12/5/2024
denise.stiffarm@pacificalawgrou
p.com 4244 Bullfrog Rd. Cle Elum, WA. 98922  1/28/2025
belcherj@cerse.org
2809 Rudkin Rd. Union Gap, WA.
jacob.prilucik@wsdot.wa.gov 98903 1/30/2025
14001 Wilson Creek Rd. Ellensburg,
bmsmart@bpa.gov WA. 98926 1/30/2025
scott.downes@dfw.wa.gov 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 | 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



Virgil Amick

From: Virgil Amick <vamick234@hotmail.com>
Sent: Thursday, July 30, 2026 9:43 AM
To: Virgil Amick

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

Douglas Munro Blvd.

CONTACT Thc wi: : «F CLE ELUM
509-674-2262

EXHIBIT C-04 (C)



SR-903

LAND USE ACTION
> FOR THIS-SITE h

CONTACT 1z wiarJF CLE ELUM
509-674-2262 -

EXHIBIT C-04 (C)




Bullfrog Rd. #1

EXHIBIT C-04 (C)



Bullfrog Rd. #2

—

b

-
> o
-

Sent from my iPhone

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 tpsimonl@hotmail.com

Larry Jammes

Erin Krake

Len Norwitz

Susan Willis

Uren Tom tom.urenll@gmail.com

denise.stiffarm@pacificalawgro

Stiffarm Denise up.com

Belcher John belcherj@cersd.org
On September 10, 2026 | 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)

C-05(a)

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.0O. 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.0O. Box 719 Kittitas Wa. 98934

713 Bowers Rd. Ellensburg, WA. 98926

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



Method of Submission (Email,

Last Name First Name Email Address Mailing Address Date Received . . Notes or Attachments
Mail, Hand Delivery)
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- 405 NW Gilman Blvd. Issaquah, WA.
Hernandez Denis DHG@thetrailsidegroup.com 98027 11/4/2024 Hand Delivery two page attachment
231 Sagebrook Ln. Cle Elum, WA.
Wyborski Kathy wyborskikathy@yahoo.com 98922 11/16/2024 Email two page attachment
231 Sagebrook Ln. Cle Elum, WA.
Wyborski Kathy wyborskikathy@yahoo.com 98922 11/27/2024 Email one page attachment
Uren Tom tom.urenll@gmail.com P.0O. Box 908 Roslyn, WA. 98941 10/28/2024 Email one page attachment
clairenicholls@heinlegacyfoundat
Nicholls Claire ion.org 1/23/2025 Email one page attachment
Wyborski Kathy wyborskikathy@yahoo.com 1/30/2025 Email one page attachment
1031 Wood Duck Rd. Cle Elum,WA.
Peare William bpeare@gmail.com 98922 1/30/2025 Hand Delivery one page attachment
Lindsey S. reserve_loopier_79@icloud.com
No Comment-Asked to be party
Northrop Sean sean@thetrailsidegroup.com 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

C-05(a)

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


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

Department of Fish and Wildlife

Colville Tribes
Kittitas County Public Works
Department of Fish and Wildlife
Washington State Horse Park
Washington State Department of
Transportation

Cle Elum Roslyn School District

WSDOT
Department of Energy/Bonneville

Power

WDFW

C-05(a)

Last Name

Monick
Armi
Bala

Nelson

Hensley

Prilucik

Stiffarm

Prilucik

Smart
Downes

First Name

Colleda
Connor
Chad
Jennifer
Wendy

Jacob

Denise

Jacob

Brandy
Scott

Email Address Mailing Address Date Received

colleda.monick@cleelum.gov 2803 River Road, Yakima, WA 98902 10/2/2024

connor.armi.hsy@colvilletribes.co

m P.O. Box 150 Nespelem, WA. 99155 10/15/2024
chad.bala@co.kittitas.wa.us 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

jennifer.nelson@dfw.wa.gov
director@wahorsepark.org

jacob.prilucik@wsdot.wa.gov 2809 Rudkin Rd. Union Gap, WA. 98903 11/4/2024
denise.stiffarm@pacificalawgroup.

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

belcherj@cersd.org

2809 Rudkin Rd. Union Gap, WA.

jacob.prilucik@wsdot.wa.gov 98903 1/30/2025
14001 Wilson Creek Rd. Ellensburg,
bmsmart@bpa.gov WA. 98926 1/30/2025

scott.downes@dfw.wa.gov 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

On September 10, 2026 | mailed
the Bullfrog Flats Hearing
Examiner Recommendation &
Closed Record Hearing for File #
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

one page attachment

one page attachment
four page attachment


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

C-05(a)

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



mailto:jcmurray@bpa.gov

Name

Address

Email

Wes Goumaz

1280 Sunlight Dr. Cle Elum, WA. 98922

wesgoumaz@hotmail.com

Elizabeth Kurtz

elizabethmkurtz@gmail.com

Stephen Malek

204 W Fifth St. Cle Elum,WA. 98922

Sean Northrup

sean@thetrailsidegroup.com

Denis Hernandez-Granda

dhg@thetrailsidegroup.com

C-05(a)

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

6/12/2026
6/11/2026
6/12/2026


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

C-05(a)

t2_Owner
BELL, MITCHELL
BENAVIDES, REBECCA A
BERLIN, MICHAEL JOHN
BERLIN, THOMAS CLAYTON
BOWER, KYLE GALEN & CHELSEA NICOLE
BRENDEN, MARSHALL M JR & MICHELE
DUY HUYNH, THI THUY
JONES, WESLEY
CALVIN, CORI C
CATHRINE LUND TRUST
CHOY, SUN WEI & WENDY WEN YING
CITY OF CLE ELUM
CLE ELUM PINES EAST LLC
CLE ELUM ROSLYN SCHOOL DIST #404
COOK, MELINDA K
CORKINS LIVING TRUST
CORRENTI, FREDERICK J & CYNTHIA C
CRYSTAL CREEK APARTMENTS LLC
DANNY FORBES REVOCABLE LIVING TRUST
CYGAN, ANDREW
FETTIG, JEFF & TATUM
HUDON, PHILLIP & TINA
FORD, PERRY M
FOWLER CREEK TRAILS LLC
GENNA, JOHN A
GOMES, PATRICIA MARY & KEVIN DANIEL
GONZALEZ, JESUS
PITAKKAN, TANONGSAK
GREEN, JOSH & RIKKI
HAAG, WILL & STEPHANIE
HARDEBECK, JASON & ANNA
HARDING, JAKE A & KOURTNEY
HOLZ, MICHAEL P ETUX
HOTTINGER, GEORGE DENIS

ACCOLADE PROPERTY MANAGEMENT GROUP

HUBBARD, SARAH MARIE
HUMES, JAMES E JR & DIANE
HUTCHINSON PROPERTIES LLC
INLAND TELEPHONE CO
JENSEN, JOHN E

JH PROPERTIES LLC
JOHNSON, AMY

t2_Addre_1
301 FRANKIE LN
1091 WOODDUCK RD
302 FRANKIE LN
305 NELSON LN
303 FRANKIE LN
18215 SE 128TH ST
307 FRANKIE LN
303 LANDIS LN
304 DENNY AVE
303 DESIREE LN
21410 SE 24TH ST
119 W 1ST
PO BOX 808
4244 BULLFROG ROAD
303 BALA DR
PO BOX 695
PO BOX 724
31 Pine St. Unit 308
31 PINE ST #308
1200 MARIAN DR
15239 160TH PL SE
307 NELSON LN
301 PERRY LN
2020 NELSON SIDING RD
1543 MAGNOLIA WAY W
303 Amy Marie Ln
1081 WOOD DUCK RD
301 LANDIS LN
306 FRANKIE LN
304 LANDIS LN
300 FRANKIE LN
1201 WOOD DUCK RD
951 WOOD DUCK RD
302 AMY MARIE LN
200 GALLOWAY DR.
306 PERRY LN
303 DENNY AVE
P.O. BOX 938
PO BOX 171
6183 Wilson Creek
PO BOX 938
301 DESIREE LN

t2_City

CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
RENTON
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
SAMMAMISH
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
EDMONDS
EDMONDS
CLE ELUM
RENTON
CLE ELUM
CLE ELUM
CLE ELUM
SEATTLE
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
YAKIMA
CLE ELUM
CLE ELUM

ELLENSBURG

ROSLYN

ELLENSBURG
ELLENSBURG

CLE ELUM

Bullfrog Flats_Properties within 300" ( Updated 9-2-2026 )

t2_State
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA

t2_Zip
98922-5108
98922-8578
98922
98922-6101
98922-5108
98059-8732
98922-5107
98922-5915
98922-1400
98922
98075-7130
98922-1105
98922-0808
98922
98922-5904
98922-0695
98922-0724
98020
98020
98922-1430
98058-8166
98922
98922
98922-9476
98199-4323
98922
98922-8578
98922-5915
98922-5107
98922-5915
98922
98922-8580
98922
98922
98908
98922-5914
98922-1400
98926
98941-0171
98926
98926-1924
98922



C-05(a)

JOHNSON, JASON ROBERT & CHRISTY LEIGH

KENDALL, JEFFREY & KIMBROUGH G
AMDUR, 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

STAPLETON, TIMOTHY MICHAEL & REGAN MICHELLE

STEVENS, MARCIE
SUNCADIA COMMUNITY COUNCIL
SUNCADIA RESORT LLC
TUMBLING RIDGE LLC

TWO MOOSE LLC

USA (BPA)

USA (WNF)

USACH, ANATOLLY & ANNA

VAN HOLLEBEKE, MAXWELL J

301 BALA DR

300 LANDIS LN

305 BALA DR

925 INDUSTRIAL WAY
31 FIREHOUSE ROAD
107 W 11TH ST

1281 WOOD DUCK RD
1351 WOODDUCK RD
307 BALA DR

PO BOX 734

304 NELSON LN

305 FRANKIE LN

770 SUNCADIA TRL
306 DENNY AVE

306 BALA DR

1095 WOOD DUCK RD
PO BOX 952

1095 WOOD DUCK ROAD
304 DESIREE LN

305 PERRY LN

PO BOX 97034

304 FRANKIE LN

304 BALA DR

300 NELSON LN

300 PERRY LANE
5627 193RD PL SE
302 LANDIS LN

305 Denny Ave

300 BALA DR

300 AMY MARIE LN
PO BOX 1114

302 PERRY LN

305 DESIREE LN

824 INDEX CT. NE

71 CARBIDE CT

PO BOX 944

11777 SAN VICENTE BLVD STE 900

PO BOX 711

71 CARBIDE CT
PO BOX 3621

215 MELODY LN
6406 54TH ST NW
524 191ST ST SW

CLE ELUM
CLE ELUM
CLE ELUM
ELLENSBURG
CLE ELUM
ELLENSBURG
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
ROSLYN

CLE ELUM
CLE ELUM
CLE ELUM
BELLEVUE
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
ISSAQUAH
CLE ELUM
CLE ELUM
CLE ELUM
CLE ELUM
CARNATION
CLE ELUM
CLE ELUM
RENTON
CLE ELUM
ROSLYN

LOS ANGELES
ROSLYN

CLE ELUM
PORTLAND
WENATCHEE
GIG HARBOR
LYNNWOOD

Bullfrog Flats_Properties within 300" ( Updated 9-2-2026 )

WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
WA
CA

WA
WA
OR

WA
WA
WA

98922
98922-5915
98922-5913
98926
98922
98926
98922-8580
98922-8741
98922-5913
98922-0734
98922
98922
98922-3214
98922-1400
98922-5913
98922
98941
98922-8578
98922-6122
98922-5903
98009-9734
98922-5108
98922-5904
98922-6101
98922
98027-8666
98922-5915
98922-9455
98922-5913
98922
98014
98922-5914
98922
98056
98922-3018
98941-0944
90049-5084
98941-0711
98922-3018
97208-3621
98801
98335-6649
98036-4913



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

C-05(a)

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

Bullfrog Flats_Properties within 300" ( Updated 9-2-2026 )



C-06

NOTICE OF CLOSED RECORD PUBLIC HEARING
U G

CITY OF CLE ELUM

NOTICE 1S HEREBY GIVEN that the Cle Elum Sity Gouncil will
hold a closed record public hearing atthe cle Elum Gty Hall, 118
West First sireet, Cle Elum, WA 98922, on September 28, 2026
4t 6:00 p.m. OF soon thereafter for the purpos;’é of considering the
Hearing Examiner’s recommendation on the application submit-
ted by Bullfrog Fiats LLC for the iollowing_proposal:

A Major Amendment 10 the Bullfrog UGA Development Agree-
ment to allow marketing and sales facilities and structures asso-

ciated with the sale of new homes within residential development
areas of the Bullfrog UGA. The.:amendment would establish per
mitted use provisions and applicable development standards for
such faciiities:.during_ the build-out of the community.

A Closed Record Hearing means the public 1 invited to testity
on the existing Hearing Examiner’s _recommendaiion put will not
pe allowed 10 introduce any new information.

Any interested person wishing to provide testimony on this pro-
posal is welcome 10 attend the public hearing in person of via
Zoofm (information onthe agenda): The City Gouncil agenda will
be posted online at: | el \wa.portal.civice srk.com!

Or contact Planning i the following manner: 1) Send a letter via
regular mail to City of Cle Elum Atin: City Clerk, 119 West First
sireet, Cle EIUM: WA 08922, (Buliirog Flats, PMU~2026—"1)_', or
2) Email your comments 1 lanning @« eelum.aov. Include in
the email subject line. “Bulifrog Flats, !’;M_U'—2026¢001“ Please
also include your hame and mailing address.

Please contact Gity planning for additional information (508)674-
2262.

(Published in'the HLK.C. TRIBUNE Sept 10,2026



EXHIBIT LIST
PMU-2026-001
CHAPTER D. AGENCY AND PUBLIC
COMMENTS AND COMMUNICATIONS



Virgil Amick

e -— ]
From: Elizabeth M Kurtz <elizabethmkurtz@gmail.com>
Sent: Thursday, June 11, 2026 12:24 PM
To: Planning
Subject: PMU-2026-001 Bullfrog Flats, LLC

[EXTERNAL EMAIL] DO NOT CLICK links or attachments unless you recognize the sender and know the content is safe.
Dear City of Cle Elum Planning Department and Bullfrog Flats, LLC,

| am writing to formally oppose the proposed amendment due to its inappropriate timing and the
following concerns:

1. This amendment may encourage Sean Northrop to contest the existing development agreement. The
city’s current bankruptcy makes the associated risks, delays, and expenses unsustainable.

2. As this request was omitted from original discussions and public comment periods, the resulting tax
increases and expenditures should not be the responsibility of residents and taxpayers.

The timing for this proposal is not suitable.

Best regards, A
Elizabeth M Kurtz RECEIVED

JUN 11 2026

EXHIBIT D-01



Re: Public Comment Opposing Major Amendment, File No. PMU-2026-001

| am writing to oppose the proposed Major Amendment to the Bullfrog UGA Development
Agreement that would allow additional marketing and sales facilities or structures within
the residential development areas of the Bullfrog UGA. The applicant has not shown that
this amendment is necessary, or most appropriate way to support home sales during
buildout.

A reasonable alternative already exists: the developer can use one or two model homes as
temporary marketing and sales offices. Garages, spare rooms, or designated interior
spaces within those homes can be adapted for sales staff, buyer meetings, informational
materials, and administrative needs. This approach would allow the developer to market
and sell homes without adding separate stand-alone structures that were not clearly
contemplated for the residential areas under the existing agreement.

Using model homes for sales activity is a practical and a commonly used strategy in
residential developments, including phased and long-term build-out projects. It keeps
temporary sales activity within the residential character of the neighborhood, reduces
unnecessary construction, and avoids creating buildings whose purpose may expire once
sales are complete. Once Bullfrog reaches its commercial or mixed-use phase, any
continuing sales or administrative functions could be relocated into an appropriate
commercial area rather than embedded as separate sales structures in residential
neighborhoods.

Examples:
The Villages: in Black Diamond development King County

Started with Model homes and apartments as real estate sales and display offices. Later
phases had commercial areas where the office were moved too.

McCormick Village in Port Orchard

Used Model homes as sales centers and as the community grows plans on moving the
Sales and market department into the commercial development areas.

EXHIBIT D-02



Suncadia

In the beginning Suncadia used model homes as sales and marketing centers starting
2000. In 2005 it moved into the Lodge. It wasn’t until 2020 that started using the current
Sales Center located at 770 Suncadia Trail. The final move should be to the Suncadia
Social once it is completed, assuming they follow there original plan.

Before approving any amendment, the City should require Bullfrog Flats, LLC to clearly
state how many sales or marketing structures are proposed, where they would be located,
how large they would be, how long they would be used, and what happens to them when
sales are complete.

- Ifthe structures are temporary, the amendment should include firm deadlines
for removal and clear limits on expansion.

- Ifthe structures are permanent, the applicant should explain their future use
and show that it fits the Development Agreement and the surrounding
residential areas.

| believe if any separate sales or marketing building were approved it should be placed in
the proposed commercial section of the development, not in the residential
neighborhoods.

For these reasons, | respectfully request that the City of Cle Elum, deny the Major
Amendment as proposed. At minimum, the City should require the applicant to first
demonstrate why existing homes cannot serve this purpose and should impose strict
conditions limiting any sales-related facilities to temporary, clearly defined, and
enforceable uses.

Stephen Malek

204 West 5t Street
Cle Elum, Wa 98941
509-899-9793

EXHIBIT D-02



Virgil Amick

From: Wes Goumaz <wesgoumaz@gmail.com>

Sent: Friday, June 12, 2026 9:18 AM

To: Planning

Subject: Re: Amendment of marketing and sales agreement

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

Hi my name is Wes Goumaz im a Washington state native who grew up near a demographically similar neighborhood to
Kittitas, Cle Elum/bullfrog flats development plan and would like to share my ideas for the future best interest of the
planned community.

Suggested terms of compliance for the above mentioned amendment:

In good taste that reflects characteristics of the natural organic surroundings and the uniqueness of the historical
community such as "Western themes" and foundation pilings not tall enough to impede viewing of the biological habitat
and "curb appeal" of potential customers and existing local neighbors and no unnatural or bioluminescence (neon)
distractions and ultimate decision should be made to "template” a consistency of ALL interpretive/ sales/ navigation/ PSA
written boards. No intense digital artwork or signage should be allowed to offend the views of humans or animals and
non critical lighting should be discouraged outside of a few hours of sunrise and sunset. Example 4:30am to 9:30pm in
spring/summer months and similar in winter.

Thanks for your time and consideration of this concern | truly love the community and hope for the best preservation
possible combining with evolving technology.

With the very short amount of free time | have to make this letter.

i RECE!
Sincerely Wes Goumaz CEIVED

JUN 18 2025

EXHIBIT D-03



VirEiI Amick

From: Colleda Monick

Sent: Monday, June 15, 2026 7:21 AM

To: Virgil Amick

Subject: FW: Automatic reply: Amendment of marketing and sales agreement

From: wes g <wesgoumaz@hotmail.com>

Sent: Friday, June 12, 2026 12:47 PM

To: Colleda Monick <Colleda.Monick@cleelum.gov>

Subject: Re: Automatic reply: Amendment of marketing and sales agreement

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

Oh one more thing overall sign pollution can easily get out of hand for some not obvious, many reasons
including previous mentioned, id look at some revision or standards of size including bigger is not better
conversation. That opens the door for in your face constant bombardment. Less is more approach
should be a strong focus, Murals are great when scarce. But proprietorships should be minimal and
advocate (silent salesman) characteristics. (Low tech) to compliment the aesthetics of the town. | did
take merchant marketing and business 3-4 in academics and post graduate science. | have aspired in
entrepreneurship since | was a teenager now self employed almost 12 years. Simply growing in step with
a community | love, no gimmicks. Id love to help in any way | can. Thank you for your hard work and some
of us do care a lot.

Sincerely humble small business owner.
Wes Goumaz

1280 Sunlight Dr
Cle Elum, Wa 98922

OnJun 12, 2026, at 9:20 AM, Colleda Monick <Colleda.Monick@cleelum.gov> wrote:

Hello,

I am currently out of the office and will respond to emails when | return on 06/15/2026. If you need immediate assistance,
please contact Virgil Amick or Shannon Johnson at the City of Cle Elum at 509-674-2262.

Thank you,

Colleda Monick
Planning Consultant
City of Cle Elum

EXHIBIT D-04
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(Received between July 30 - August 18, 2026)



Virgil Amick

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

Sent: Monday, August 3, 2026 7:27 AM

To: 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 BPA’s land use application

process. Bullfrog Flats, LL.C 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 | Real Property Field Services | TERR-Kalispell
jicmurray@bpa.gov | 406-751-7820 office | 406-309-1398 cell

From: Virgil Amick <vamick@cleelum.gov>

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

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 Prosek <wprosek@cleelum.gov>; Rich Albo <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;
environmentalhealth@co.kittitas.wa.us; environmentalhealth@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;

EXHIBIT E-01 1



Washington State South Central Region
V/& Department of Transportation 2809 Rudkin Road
pa PO Union Gap, WA 98803-1648
509-577-1600 / FAX: 509-577-1603
TTY: 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
190 Exit 80/SR 903/Bullfrog Road vicinity

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

The subject property is in the vicinity of State Route 903 (SR 903), Interstate 90 (I-90), and the I-90
Bullfrog Road (Exit 80) interchange. Any signs or outdoor advertising visible from [-90 must
comply with the state Scenic Vistas Act of 1971 (RCW 47.42 & WAC 468-66). The applicant can
contact Tanya Joblonski 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 09:25:11 -07'00'

Stephen P. (Phil) Nugent
Region Planning Manager

SPN: jjp/akh

cc: SR 903, File #2024 _006

EXHIBIT E-02
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CHAPTER F. DEVELOPMENT AGREEMENT
















































































































































































































































ATTACHMENT 1

Master Site Plan

































































































































































































































































































































































































































































































































































































































































































































EXHIBIT LIST
PMU-2026-001
CHAPTER G. VESTED CODE



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 of the Revised Code of Washington requires certain
project permits to be processed by local government in a certain manner with limitations
on time periods and the type of review pemmitted; and

WHEREAS, adopting a procedures ordinance will maintain compliance with state
law and provide a clear process for reviewing and making 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.

ORDINANCE - Page 1
REQUIRES CODIFICATION
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CHAPTER 17.100 Project Permit Procedures

17.100.010  Purpose

17.100.020  Applicability

17.100.030  Definitions

17.100.040  Application types and classification
17.100.050  Pre-Application review

17.100.060  Determination of completeness
17.100.070  Type I review and decision procedure
17.100.080  Type II review and decision procedure
17.100.090  Type III review and decision procedure
17.100.100  Type IV review and decision procedure
17.100.110  Public notice for Type II, III and IV applications
17.100.120  Decision timelines

17.100.130  Appeals

17.100.140  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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hearing on a project permit application, when the project permit decision is on the record
with no or limited new evidence or information allowed to be submitted to support the
decision.

C. “Days” shall refer to calendar days.

D. “Open Record Hearing” means a hearing, conducted by a single hearing body or
officer authorized by the city to conduct such hearings, that creates the local
government’s record through testimony and submission of evidence and information,
under procedures prescribed by the city in this chapter. An open record hearing may be
held prior to a decision on a project permit application to be known as on open record
predecision hearing. An open record hearing may be held on an appeal, to be known as
an open record appeal hearing, if no open record predecision hearing has been held on the
project permit.

E. “Party of Record” shall mean any person, agency or organization who have
submitted written comments on an application, made oral comments on an application
during a public hearing or who has requested in writing to be a party of record. In all
cases the property owner and applicant shall be considered parties of record. In those
cases where there is no public notice of the application any interested party is considered
a party of record.

F. “Project Permit” shall mean any land use or environmental permit or license
required from a local government for a project action, including but not limited to
building permits, subdivisions, binding site plans, planned unit developments, conditional
uses, shoreline substantial development permits, site plan review, permits or approvals
required by critical area ordinances, site-specific rezones authorized by a comprehensive
plan or subarea plan, but excluding the adoption or amendments of a comprehensive plan,
subarea plans, or development regulations.

17.100.040  Application Types and Classification

A. Project permit applications shall be subject to a Type I, Type I1, Type III or Type
IV process as set forth by this chapter.

B. Where the city must approve more than one (1) permit application for a project,
all applications may be considered at one time. Where different permit applications
required for a development are subject to different procedure types, all applications will
be subject to the procedure type that requires the greatest level of public notice and
involvement.

C. The city planner shall classify all applications as a specific Type. The act of
classifying an application shall be a Type I process which shall be appealable at the same
time and in the same manner as for the project permit application being considered. The
following guidelines shall be used when establishing the procedure type for a permit:

1. Type I - This administrative process is used for applications where there are
clear and objective standards involving little or no discretion in technical
issues and that are exempt from SEPA review. The decision making authority
for Type 1 permits shall be the City Planner or designee. For decisions under
Title 12, the decision making authority is the Public Works Director or
designee. Examples include building permits, boundary line adjustments,
floodplain permits, and critical areas review (when not associated with a
development permit).

City of Cle Elum
Chapter 17.100 Project Permit Procedures
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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 SEPA 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.

Table 17.100-1, Application Procedure

Application Type | Type I Type Il Type 111 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 N/A N/A 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 N/A

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

City of Cle Elum
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by the City Planner. Applications subject to a Type I process may choose to conduct a
pre-application meeting, but one is not required.

B. To initiate a pre-application an applicant shall submit a completed form provided
by the City for the purpose along with all the information identified by the form and the
required fee.

C. Upon receipt of a completed form the city planner shall schedule a date and time
to conduct a pre-application meeting with the applicant. The city planner may limit the
days and times when a pre-application meeting may scheduled.

D. Within seven days of the pre-application meeting the city planner shall issue a
summary of the pre-application review that includes the following information

1. Summary of the application;

2. Identify the relevant approval criteria, development standards and other

relevant laws and policies;

3. Evaluate information supplied by the applicant and identify any changes
that may be necessary to comply with the approval criteria and
development standards;

Applicable application fees;

Public facilities and improvements necessary to serve the development;
Current Utility connection charges; and

Physical development limitations.

Nowk

17.100.060  Determination of Completeness

A. Within 28 days of receiving an application the City shall provide a determination
of whether the application is complete for processing. If a determination is not made
within the required 28 days, the application shall be automatically deemed complete. Ifa
determination is made that the application is incomplete the city shall clearly identify the
necessary materials and set a reasonable time period in which the applicant has to submit
the additional items. Following the submittal of additional items, the city shall notify the
applicant within 14 days whether the application is complete. If the submitted materials
do not address the incompleteness the city may either request the additional information
in the same manner as the first attempt or deny the application pursuant to Section D.

B. An application is complete if it contains the items identified in the specific section
related to the action and at a minimum the following materials:

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 subject property supplied by the Kittitas County, a title

company or surveyor licensed in the state of Washington, and a current county

assessors map(s) showing the property(ies) subject to the application.

3. For applications subject to a Type II, III or IV process, a current assessors map

identifying the properties within 300 feet of the subject site along with the names and

addresses of the property owners.

4. The application fees specified by CEMC 16.48

5. All information required by other sections of the code.

City of Cle Elum
Chapter 17.100 Project Permit Procedures
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C. A determination on the completeness of an application shall be based on the
presence of the required materials and shall not be based on differences of opinion as to
the quality or accuracy of the submitted materials.

D. If an application is not fully complete within the time frames specified in Section
A, the city shall reject the application and return the submitted materials to the applicant
along with 90% of required fees.

E. A determination of completeness does not prevent the city from requiring
additional information or studies that are necessary to fully review the project permit.

17.100.070 Type 1 review and decision procedure

The review authority shall approve, approve with reasonable conditions or deny
the application pursuant to the timelines of 17.100.120. A written notice of decision shall
be mailed or otherwise transmitted to the applicant.

17.100.080 Type II review and decision procedure

A. Within 14 days of the date of determination of completeness under 17.100.060,
the city shall issue a notice of application consistent with the provisions of 17.100.100.

B. Following the comment period provided for in the notice of application, the city
shall mail to the applicant copies of any comments received. The review authority shall
consider any comments received along with responses by the applicant to those
comments in reviewing the project permits. The applicant shall have 7 days to respond to
the comments submitted.

C. A decision shall be issued subject to the time limitations of 17.100.120, and shall
contain:

1. A list of the applicable criteria and standards against which the project was
measured.

2. Statement of the facts that were found to show compliance with the applicable
approval sections.

3. The justification and reason for the decision

4. The decisions to approve, approve with conditions or deny the application

D. Within 7 days of the decision date, the review authority shall issue a notice of
decision to the applicant, applicant’s representative (if any), property owner, parties of
record and the county assessor. The notice shall include a statement of any SEPA
determination made, any appeal rights and where the complete record may be reviewed.

17.100.090 Type III Review and Decision Procedure

A. Within 14 days of the date of determination of completeness under 17.100.060 the
city shall issue a notice of application consistent with the provisions of 17.100.100. The
notice shall be issued at least 15 days prior to the date of the public hearing. The notice
may contain the date, time and location of the public hearing if scheduled at the time of
the issuance of notice.

B. If anotice of public hearing is not included in the notice of application, at least 15
days prior to the public hearing date, a notice of public hearing shall be issued by the city
consistent with the requirements of 17.100.110. The public hearing should be scheduled
to allow enough time for a decision to be issued within the time limitations of
17.100.120.

City of Cle Elum
Chapter 17.100 Project Permit Procedures
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C. At least 14 days prior to the public hearing, the city planner shall issue a staff
report describing the project, its consistency with city standards and a recommendation to
approve, approve with conditions or deny the application. The staff report shall be sent
to the applicant and applicant’s representative and made available to the public for
review.

D. Public hearings shall be conducted in accordance with the rules of procedure
adopted by the review authority and the Open Public Meeting Act, RCW 42.30 as
amended and the following:

2.

1.At the start of the public hearing the review authority shall
a. State that testimony will be accepted only if it is applicable to the
subjeet matter being reviewed and the development and approval
standards.

b. State that the review authority must be unbiased in its review and
whether the review authority has had any ex parte contact or has any
personal and business interest in the application and provide any party the
opportunity to challenge the statement.
c. State whether the review authority has visited the site.
d. State that any party that wishes to receive a copy of the decision may
do so by identifying their name and address to the review authority by-list.
e. Explain the conduct expected at the hearing.

At the ending of the public hearing the review authority shall announce one of the

following actions:
a. That the hearing is continued to a date, time and place certain or, if not
known, that a notice consistent with the initial notice will be issued; or
b. The hearing is closed but the public record will be held open to a time
and date certain. The review authority shall also identify a location where
written comments are to be submitted and any specific limitations there
may be to the type of information that can be submitted; or
c. That the hearing and public record are closed to additional submissions
and that the application is taken under advisement and a written decision
will be issued; or
d. That the application is either denied, approved or approved with
conditions, a summary of the decision basis and that a written decision
will be issued.

E. Within 21 calendar days of the close of the public hearing or record, the review
authority shall issue a written decision which includes at a minimum:

1.

2.

3.
4.

123

A list of the applicable criteria and standards against which the project was
measured.

Statement of the facts that were found to show compliance with the applicable
approval sections.

A statement of the decision along with justification and reason for the decision

If the decision is to approve the application, any conditions of approval necessary
to ensure compliance with applicable criteria.

Within seven days of receiving the decision the city planner shall mail the

decision to the applicant, applicant’s representative, if any, property owner, parties of

City of Cle Elum
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record and the county assessor. The notice shall include a statement of any SEPA
determination made, any appeal rights and where the complete record may be reviewed

17.100.100 Type IV Procedure

A. The review and decision procedure for a Type IV application shall be the same as
the process outlined in 17.100.090 for a Type III decision with the exception that the
process shall result in a recommendation that will be considered by the City Council at a
closed record hearing.

B. Within seven days of receiving the recommendation from the recommending
body the city planner shall forward the recommendation to the City Council and mail the
recommendation to the applicant, applicant’s representative, if any, property owner and
parties of record. The recommendation shall include notice of the closed record hearing
of the City Council.

C. The City Council shall consider the recommendation of the review authority at the
next available regularly scheduled City Council Meeting or at a special meeting
scheduled to consider the recommendation.

D. The City Council shall review the recommendation at a closed record hearing and
shall either;

1. Adopt the recommendation as written.

2. Modify the recommendation and make a decision on the project permit
application.

3. Remand the project permit application for the reconsideration of a specific
aspect of the project.

17.100.110 Public notice for Type II, III and IV applications
A. A notice of application shall be issued for all Type II, IIT and IV applications
consistent with this section. Notice of application is not required for Type 1 applications.
B. The notice of application shall contain the following information:
1. The date of application, the date of notice of completion of the application and
the date of the notice.
2. The name of the applicant and the name, address and phone number of the
contact person.
3. The name and telephone number of a contact person with the city.
4. The location and description of the proposed project and a list of local permits
included in the application.
5. The identification of any existing environmental documents that include the
proposed project.
The location and times where the complete application can be viewed.
A statement of the 14 day public comment period, the right of any person too
comment on the application, receive notice of and participate in any hearings,
request a copy of the decision, and any appeal rights.
8. Ifknown, the date, time, place and type of public hearing if applicable and
scheduled.
9. A statement of the list of development regulations, if known, which will be
used to review the application.

City of Cle Elum
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10. A statement of the application type.
11. Any other appropriate information determined to be appropriate by the city.

C. The notice of application shall be distributed to the following:

1. The applicant and applicant’s representative

2. Owners of property within 300 feet of the subject site. The records of the
Kittitas county assessors office or licensed title company shall be used to
determine the owners of record of the subject properties. Failure of any one
party to receive notices is not grounds for a denial of an application provided a
good faith effort was made to accurately distribute notice. A sworn certificate
of mailing completed by the person conducting the mailing shall be evidence
of the notice being mailed.

3. Agencies with jurisdiction

D. Notice of application shall be published in the newspaper of general circulation.
The notice shall include a brief project description, location, the date, time and place of
the public hearing (if applicable), where and when comments must be submitted by and
where additional information can be obtained.

E. Notice of the application shall be posted in a conspicuous location on the property
subject to the application. The notice shall include a brief project description, location,
the date, time and place of the public hearing (if applicable), where and when comments
must be submitted by and where additional information can be obtained. A swom
certificate of posting shall be completed by the person conducting the posting and
submitted as evidence of the posting.

F. If a hearing is required and not scheduled at the time the notice of application is
issued a separate notice of public hearing shall be issued at least 14 days prior to the
public hearing.

17.100.120 Decision Timelines

As a goal, the city shall strive to process and issue a decision on all project permit
applications within 120 calendar days of the date the application was determined to be
complete under 17.100.060. The failure of the city to meet the 120 day goal shall not
result in any penalties or obligations to the city, provided the city was diligent in attempts
to process the application in a timely fashion. If the 120 day time period can not be met
by the city, the city shall notify the applicant in writing of the delay, stating the reasons
why a decision can not be rendered in the required time period. In determining the
number of days that have passed since the determination of completeness, the following
time periods shall not be counted:

A. The time during which the applicant has been requested by the city to provide
additional information or make changes to submitted materials.

B. The time period during which an environmental impact statement is being
prepared. EISs shall be completed within one year of the date of the
determination of significance, at which time the application shall become null and
void.

C. An applicant may agree in writing to extend the time in which the review has to
make a decision.

D.

17.100.130 Appeals

City of Cle Elum
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A. A final decision on a Type II or III decision may be appealed by a party of record.
No appeals to the City are permitted for Type I and IV decisions. Further appeals may be
authorized to Superior Court or other hearing body as provided by Chapter 36.70C
Revised Code of Washington. Appeals to the City must be filed within 14 days of the
date of issuance of the decision. Appeals shall be in writing and shall contain, at a
minimum, the following information:

1. The case number assigned by the city and the name of the application

2. The name and signature of the party or parties filing the appeal including an
address and phone number of a contact person

3. The specific aspects of the decision which are the subject of the appeal, the
legal basis of the appeal based on adopted standards and policies, and the
evidence relied on to prove the error.

4. The appeal fee pursuant to CEMC 16.48.

B. Appeals of Type II decisions shall be heard by Planning Commission or hearing
examiner in a de novo hearing. Notice of the appeal and the hearing shall be mailed to
the parties of record and to the parties entitled to notice of the decision on the application
being appealed. Staff shall prepare a report on the points of the appeal, a hearing shall be
conducted and a written decision made on the appeal. The decision shall be noticed and
is appealed as if it was a Type III decision.

C. The city council shall consider appeals of Type III decisions. Decisions shall be
based on the record established for the Type III hearing including all submitted written
materials, oral arguments, the decision being appealed and the argument on the appeal by
the parties.

1. The city council shall consider the appeal at a closed record public hearing.
The city council shall issue a written decision to affirm, reverse, modify or
remand the original decision based on the appeal and record of the original
decision.

2. A notice decision of the city council shall be mailed to parties entitled to
receiving notice under CEMC 17.100.090.F [notice of decision on type III
actions].

17.100.140 Development approval timeline

A. Permit approvals shall be valid for the time periods identified in this section
unless a project specific development agreement authorized by RCW 36.70B.170
provides for an alternate approval period. Within the time period the applicant shall
either complete the development or have applied for the necessary construction permits to
complete the development. The time period shall be measured from the date of the final
decision, excluding any time period during which the application was under appeal. All
decisions shall include a statement of the time limit and a date upon which the application
terminates. No extensions are permitted unless indicated below.

B. Approval Time periods
Preliminary subdivisions — Five years
Site plan reviews — Two years
Conditional use permits — One year with one 180 day extension
Building permits — 180 days with one 180 day extension
Zoning reviews — One year

City of Cle Elum
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6. Variances — One year with one 180 day extension
7. Additional permit types — One year
C. Permitted extensions may only be approved if the applicant can show that
circumstances beyond the control of the applicant have prevented action from being
taken.

City of Cle Elum
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Passed by the City Council of the City of Cle Elum Washl;ton at it's regular meeting held

March 13, 2001. , ~
A£G, lsb ’?//

Gary abrhdt, Mayor

APPROVED AS TOF}EM.*» ‘ ATIEST:

= (A 1{] .’.- -'"
Erin L. Anderson, City-Attorngy

DelLiela Bannister, City Clerk
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CITY OF CLE ELUM, WASHINGTON

ORDINANCENO.  |]63

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,
2001 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 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.

Passed, by the City Council of the City of Cle Elum Washington at its regular meeting
held Alue. (] , 2001.

Gary Bernfdt, Mayor

APPROVED AS TO FORM ONLY:

Erin L. Anderson, City Attorney eLiela Bannister, City Clerk
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. ORDINANCE 116 . ATTACHMENT A

Chapters:
17.04 .
17.08
17.12
17.16
17.20

1724

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
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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



Chapter 17.04

GENERAL PROVISIONS
Sections:
17.04.010  Title.
17.04.020 Map adopted.
17:04.030——Speeial-uses:
17.04.640030 Uses not designated.
17.04.050—— Ceonditional uses in— undeveloped areas;
17.04.060—Completion of existing-building-prejects:
17.04.070- —Restoration-of buildings.
17.04.080040 Ceontinuation-of Nonconforming uses.
17.04.050  Nonconforming buildings and structures
17.04.060  Nonconforming lots of record
17.04.698070 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 § I(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-detrmental to-the-publie
health;-safety;-merals-and-general-welfare -dependins-on the facts-of each particular ease; such
uses-may-be-allowed;-even theugh-nenconforming,-upen-speeial-permit-from-the city couneik
Any-such-permit-may-be-conditional-of-contatn limitations;-and-may be termnated-upor-a
finding by-the-city-couneil-that-any-such-conditions-or Limitations-have been-violated—(Ord-545-§
8(2);1960)

17.04.640030 Uses not designated.

The Planning Director eity-cenneit may permit in a district any use not described in this title
which is deemed by the Planning Director eeuneil to be in general keeping with the uses
authorized in such district and afe 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  -Ceonditienal uses-in-undeveloped areas:
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CITY OF CLE ELUM, WASHINGTON

ORDINANCENO. |63

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,
2001 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 1: 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 any
other section, sentence, clause or phrase of this ordinance.

Section 3. Effective Date. This ordinance shall become effective five days following
publication.

Passedby the City Council of the City of Cle Elum Washington at its regular meeting

held 1L, 2001.

Gary Bernfit, Mayor

APPROVED AS TO FORM ONLY:

Erin L. Anderson, City Attorney
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. ORDINANCE W63 . ATTACHMENT A

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
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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

OfT 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



Chapter 17.04

GENERAL PROVISIONS
Sections:

17.04.010  Title.

17.04.020 Map adopted.
17:04.030——Speeial-ases;

17.04.640030 Uses not designated.

17.04.050 -  Ceonditienal uses in- undeveloped areas.
17.04.060— Completion of existing building prejects.
17.04.070——Restoration-of buildings.:

17.04.080040 Centinuation-of Nonconforming uses.
17.04.050  Nonconforming buildings and structures
17.04.060  Nonconforming 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 § I(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— Special uses:

Recounimng that there-are certain uses of property that may-aet be detnmental to-the publie
health;-safety;-morals-and-general welfare;-depending on the-facts-of each particular case; such
uses-may be-allowed;-even though nonconforming - upeon special permit-from the eity ceuneil
Any-such permit-raay be conditional-of contain-limitations, and may be terminated upen a
finding by-the-eity counetl-that-any-such conditions of limitatiens-have been-violated. {Ord-545-§
3(2);-1066)

17.04.8040030 Uses not designated.

The Planning Director eity-counel may permit in a district any use not described in this title
which is deemed by the Planning Director eesnel to be in general keeping with the uses
authonized 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 — Ceonditional-uses-in-undeveloped-areas:
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The-eity-eouncil-may permit conditional-uses, for-not-meore than-twe-year perieds;-which-are
nonconforming in undeveloped sections of the city—(Ord-545-§-8(4);-1966)

17.04.060—Ceompletion-of existing building prejeets:

Neothing contained in this-title-shall require-any ehange in the plans; construction - of designated
or-intended-use-of -a- building - or -premises;—for-whieh-a-building - permit-has- heretofore-been
issued, or plans-for-which- are-now- on-file-with the-building-inspector, and-a permit for the
erection-of -which-is-issued-within-one-meonth-of the-adoption-of the-ordinance-codified-in-this
title,—and -the -construction—of which-in-either-case-has-begun-and -been-diligently-prosecuted
within-one-month-of -the-adoption-of the-ordinance-codified-in-this-title and -which-building-is
entirely-completed- aceording-to-such-plans-as-filed-within-one-year-from-the adeption-of -the
ordinance codified in this title. (Ord. 545-§ 16, 1960y

17.04.070— Restoration-of buildings:

Nothing in this title shall prevent the restoration of a building within a peried of ene year from
the-date-of 1s-destruction which has-been partly destroved-by-fire-or-other cause, subsequent to
the-passage of the-ordinance codified i this-title; or prevent-the continuanee of the use of such
building-when-restored; but-such restoration and eontimuance of use shall be subject to existing
and future-restrictions impesed by-other erdinances of the eity (Ord- 545§ 16(2);-1960)

17.04.080040 Continuation-ef Nonconforming Uses.

The lawful use of any building, structure, land or sign in existence the-land-and-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-& pertod-of one-year-or more;-any
further-use—of-such-lands-and -premises and-buildings -shall-form-be—1n-conformity -with-the
provisions-of this title:

A. FExpansion - No existing building, structure or land devoted to a nonconforming use shall be
expanded, enlarged, reconstructed, intensified or structurally altered unless the use thereof is
changed fo a use permitted in the zoning district in which the building, structure, 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 conformance 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
structural 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 ore (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 nonconformmg use
shall not be resumed.
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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 structure may not be changed, altered, replaced, added to or
expanded in arry manner unless such change or alteration does not increase the degree of
non-conformity or would bring the structure into conformity with provisions of the zoning
code.

B. Repair - Such repair and maintenance work as required to keep the structure in sound
condition may be made, provided no structural alterations shall be made except such as are
required by law or ordinance or authorized by the Plarming Director. In case damage or
destruction by fire or other causes requiring expenditures for repdir in excess of one-half of
the assessed value as shown on the County Assessor’s records immediately prior to
destruction, the structure or structures shall not be rebuilt 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-
conforming 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 buildings and structures may pe 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
Jfrontage 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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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 requiremenss 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.

17.04.0968070 Controlling provisions.

The provisions of this title shall be held to be minimum requirements. Where this title imposes
greater restrictions than are imposed by other chapters, laws, rules, or regulations, the provisions
of this title shall control. Where this title imposes lesser restrictions that are imposed by other
chapters, laws, rules 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 ordinance or its application to any person or circumstance is held
invalid, the remainder 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. ;
14=08:040——Apaﬂmeli§»housez

17.08.050——Auto-court-or-motel.

17.08.040  Bed and Breakfast Guesthouse
17.08.666.050 Boardinghouse.

17.08.670.060 Business.

17.08.080.070 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

17.08.098150 Dwellings, multiple unit.
17.08.100160 Dwellings, single-family.
17.08.110—Established-grade:
17.08.120170 Family.

17.08.130180 Front property line.
17.08.1406190 Garage, private.
17.08:150——Garage;publie.
17.08.200 Group Home
17.08.160210 Height of building.
17.08.220  Home Occupation
17.08.170230 Hotel.

17.08.240  Kennel
17.08.180——Ledgingheuse:
17.08.196250 Lot.

17.08.260260 Lot, corner.
17.08.210270 Lot line.

17.08.280
17.08.290
17.08.300

Lot of Record, Nonconforming
Manufactured Home
Mobile Home

17.08.220310 Nonconforming use.

17.08.320

Retirement Residence

17.08.230330 Setback.

17.08.340

Stacking Space

17.08.240350 Story.
17.08.250360 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
17.08.260420 Front yard.
17.08.270430 Rear yard.
17.08.280440 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 incidenta/ 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 permitted if the
Washington State Department of Social and Health Services determines 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 enly-secondary-means-efvehicular 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)
17.08.040—Apartmenthouse:

“Apartment-house” means-a-building-of- portion-thereaf-used-or-intended-to-be-used-as-the
heme-of -three-or-more-families-or-householders-living-independent-of each-other—(Ord—545-§
2(4H;-1960)

17:08:050—Auto-court-or-motek
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“Auteo-ecourt-or-metel” means-a building or-buildings-eceupied-of-intended to-be-oceupied-as-a
temporary -abiding place —of -individuals- for - compensation;—and—where-prowsion -is- made-for
parking-of ears-in-or-adjacent-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.

17.08.660050Boardinghouse (or Lodginghouse).

“Boardinghouse? or “lodginghouse” means a building-ether-than-a-hetel, 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)

17.08.070060 Business.

“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)

17.08.680070 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 surface directly under the outermost
branches of a tree. :
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ffilublie—gafage”—maﬂy—pfeaﬁses-used~ibf—%he—stefage—ef—heashg~e£—mefe—%haﬂ-€¥ee
self .propelled-vehieles,—or-where-sueh-vehieles-are-repaired;-sold-or-kept-for-hire- (Ord. 545 §
2(16), 1960)

17.08.200 Group Home

“Group Home” means a dwelling unit licensed by the State of Washington in which rooms or
lodging, with or without meals, are provided for nine or fewer non-transient persons 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
Jform of diversion proceedings either as an adult or juvenile offender.

17.08.160210 Height of building.

“Height of building” means-the-vertical-distance-at-the-center-of a- building’s prneipal-front;
measured-fromm the-established grade to-the hishest point-of the roof beams-in-the-ease-of fat
reofs; to-the-deckline-of mansard reofs-or to-the-eenter heieht between-eaves-and ridges for
gable-hip-or-gambrel roofs-Eor buildings-set-bacle from the-street-line-the-height-may be
measured-for-the-average elevation-of the-finished-orade-alongs-the-front-of the bulding-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 surface 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 business 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.

17.08.376230 Hotel (or Motel).

“Hotel” or “motel” means a building eecupied-as-a-meore-or-less-temporary-abiding-place-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 institutions housing persons under legal restraint or requiring
medical attention er—mere—individuals—whe-are—lodged—with—or—witheut—meals;—there—being
normally-ne-individualkitchen faeilities. (Ord. 545 § 2(18), 1960)

17.08.240 Kennel

“Kennel” means an establishment licensed to operate a facility housing more than three dogs or
cats and more than one litter of unweaned pups or kittens, or other household 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 mebile-or manufactured home, apartment,

condominium, townhouse, single-family detached house, or accessory dwelling unit is
considered to be adwelling 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. merethan-ene-but-not-mere-thantwe-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-grade:
“Established-grade”-means-the-eurbline-grade-at-the- front-lot-line-as-established-by-the-city.
{Ord-545-§-2(11);-1960)

17.08.120170 Family.

“Famih?’ mreans one-of HoOFe- PeFSORs OccupyIng preruses-as a single houseleepins untt (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 shall not be counted as part of the maximum number of
residents.

17.08.130180 Front property line.

“Front property line” means the property line that 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-preperty-line-as-shown upen-the-official plat-of the-property. (Ord. 545 § 2(14), 1960)

17.08.140190 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)
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17.08.180 —Ledginghouse:
“Leodwunshouse” means & building, other than & hetel, wheseledgﬂgfer«ﬁve-er—aefe persens
is provided for compensation: (Ord-545-§ 2(19)-19606)

17.08.190250 Lot.

“Lot” means land-eecupied-or-to—be-eecupied-by—a-building-and-its-aceessery-buildings;
ineluding such open-spaees-as are required under this-title, and having frontage upen & street-of
alley. (Ord. 545 § 2(20), 1960) a fractional part of divided lands 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.

17.08.2060260 Lot, corner.

“Comer Comer lot” means a lot of which at least two adjacent sides abut for their full length
upon a street. (Ord. 545 § 2(21), 1960)

17.08.2108270 Lot line.

“Lot line” ‘'means the line bounding a lot as defined in the deed or official plat. (Ord. 545 §
2(22), 1960)

17.08.280 Lot of Record, nonconformmg
“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 dwelling unit fabricated at a factory in
accordance with the standards of the Federal Manufactured Home Construction and Safety
Standards (HUD Code effective on Juné 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 Manufactured
Home Construction and Safety Standards (HUD Code enacted on June 15, 1976), and designed

for transportation on its own chassis. Mobile Homes within the City of Cle Elum are considered
non-conforming structures.

17.08.220310 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, personal services, recreation facilities, and
transportation services for its residents. Individual living units (suites) may include kitchens.
Retirement residences may also include a skilled nursing facility 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

convalescent/nursing center. Suites within a retirement residence shall contain an average of
two beds or less.

17.08.230330 Setback.

“Setback™ means the minimum horizontal distance between the-street-line-and-front-line-ef the
building-of-any -projection-thereof-excluding -steps-and-porches-not-over-forty-two- inches-high
nor-exceeding-ten-percent-by-area-of -the-building-sround-spaee: (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.

17.08.240350 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 (12) feet above grade at
any point, such basement, cellar pr unused underfloor space shall be considered as a story.

17.08.250360 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 conditions applying to a specific

parcel of property.

17.08.410 Visual Screen
“Visual Screen” means landscape pIantmgs which _function as a full visual barrier within three
years of time of plantmg

17.08.260420 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.

17.08.270430 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.

17-08.280440 Yard, 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 Use Districts established.
17.12.020 - Ownership divided-by a distriet- boundary

1712020 Boundaries and determination
17.12.040  --Map-at varianee with existing layout

17.12.010 Use Districts established.
For the purpose of this title the city is divided into feur zoning districts as follows:
R - Residential, Single-Family District
RM — Residential, Multi-Family District
€—Commercial Distriet

OTC - Old Town Cammercial 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

17.12.020  Ownership divided by a district boundary.

I a-distret- boundary hne-cuts a property-having-a-sthgle-ownership-as-of record-at the time- of
passage-of the-ofdinanee-codified-in-this-title;-or a-the-time of establishment-of future-distriet
beundary-lines-of-changes-theretn;-all-such-property-may-take the-least restretive-classifieation;
prowvided-that-the-property-is-all-conticnous—all-comprses-one unit;-and-is-all- developed-as-one
uhit:

17.12.020 636 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. Fhe-distret boundaries are, unless othepwise indicated;-the-centerlines-of streets-or alleys
of-the-lot-line-as-shewn-en-the-maps—Where-the-location-of the-beundanes-in-such-distriet;-as
indieated-on-these-maps-is-shown-to-be-other than street; alley of lot lines -then-the-beundary
shall be eonstrued to-be-one hundred twenty-feet-distant-from-and-parallel-with the frontage-street
lire, unless-shown to be otherwise by distanece in-fisures

When uncertainty exists as to the boundaries of districts as shown on the official zoning map, the
Jfollowing rules shall apply: :

4

A. Boundaries indicated as approximately following the centerlmes 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
following 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.

Where the-street-laveut-aetually-on-the-around vanes-frem-that-shewn-on the use distriet-maps;
the desicnations-shewn on the maps-shall be apphed by the plannine commission; eity-couneil
and-city officers-te-the street as aetually laid eut, so as to-carry-out-the-intent-and purpose-of the
zoning-plan-of that-distriet:
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Chapter 17.16
R - Residential District

Sections:

17.16.005  Purpose

17.16.010 Outright Permitted Uses

17.16.020  TFrailers Uses Requiring Administrative Site Plan Review
17.16.030 Bses-Requiring Approval by City- Couneil Conditional Uses
17.16.040 Front Yard

17.16.050 Rear Yard

17.16.060 Side Yard

17.16.070  Site Area

17.16.080 Height Limit

17.16.090 Building-Area Lot Coverage

17.16.100  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, & 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 (3) 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
Jrom the alley.

& siens-not-exceeding six square feet in afea pertaining-to-the leasine rental of-sale of
the-buildine of premises on which the sich is located
H—Tratlers—Trailers-shall be kept-or-allowed to-remain-in-a residential distriet only-when
stored-in-an-aecessory butlding on-the premises: provided; that unoecupied-house-tralers
may-be-stored-in the fear of 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;
Lither 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
Jacility;
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. Structures 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-Requiring-Approval by-the City-Couneil Conditional Uses
The following purposes and uses of buildings shall be allowed only upon-due-preef of the
satisfaction of the City-that they will net-be dethmental to- the-adjacent and surrounding preperty;
upon-consent-and-approval-of the-City-Ceuneil 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 schools, day care centers, and churches;
C. Ceommunity-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—FE Telephone exchanges, electric substations and similar installations for public
Service; :
F. G-Apartment-houses;boarding-houses;-and-lodging-houses Retirement Homes,
H-Signs-up to-one-hundred-percent-larger-than-those entioned-in-this-title;
1 Private-clubs;-fraternities-and-lodges; excepting-those-seting-or-furnishing beer,-wine
or-itoxicating hquors;-uad also excepting those-the-chiel aetivity of which is-w service
customanly-carfed-on-as a bustaess:
I. -J. Municipal buildings, Senior Centers, Community Centers;
K-——Retail-stores-and-sheps:;
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L. Nething-contained it this Chapter shall be deemed to prohibit the use of vacant
propetty-for sardening-of hortienlture:

Jj. M. The office of a physician, dentist or other professional person when located in his or
her dwelling or an existing residential structure located on an arterial street; aise;
ehwellings-used for-home-oeeupations-engaged in by-individuals-where-there is-ne
windew-display-er-any sich-other than one-not exeeeding;-two-square-feet in-area-and
bearing-only the name-and eccupation of the eceupant.

K. Bed and Breakfast Guesthouse, when accessory to the permanent residence of the

- operator. Preference shall be given to facilities in historic structures.

-

17.16.040. Front Yard

TFhere-shall-be A front yard having a minimum depth of twenty (20) feet is required —Ne
building hereafier erected or strueturally-altered or-moved-upon-lots-compasing-any part of sueh
frontage-shall-project beyond-the-average-setback line-of such-buildings. If, on any given block,
over fifty (50) percent on the existing structures 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-en-each-side-ef a-dwelling, and-net
less-than-two-and-ene-half feet in wadth-betweenlot-side-and-buildings 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 greund Jot 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
multiple-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-twe-stories-in-height.

17.16.090 Building-Area Lot Coverage and Lot Width

The greund 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-en
any-site-area Jot having a width of less than §fty 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 less 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
Jfollowing limitations:

The use shall be located in the dwelling only. No outside activity or storage is permitted.
A maximum of 25% of the habitable floor area or 300 square feet, which ever is less, may
be devoted to the home occupation.

No use or storage of heavy vehicles or heavy equipment such as construction equipment
is permitted.

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.

Involve no retail sales on the premise, except as incidental to the home occupation, such
as retail sales of shampoo associated with an in-home hairdresser.

No more than six customers or vehicle trips are permitted per day.

One employee in addition to the owner/occupant is permitted.

The home occupation shall not require any external remodeling.

5 o b
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17.16.110 Manufactured Homes

Manufactured homes shall be subject to the following requirements:
Homes shall be permanently installed on a foundation

All installations much have an eighteen-inch minimum crawl space.

The tongue, wheels and any other transport hardware must be removed from the
structure.

Skirting shall completely enclose the structure.

Permanent steps shall be installed to all entrances.

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.

mEo O

17.16.120 Recreational Vehicles
Recreational vehicles including campers, trave! 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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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

17.20.005

Chapter 17.20
RM - Multiple Family Residential District

Purpose

Outright Permitted Uses

Conditional Uses

Front Yard

Rear Yard

Side Yard

Density

Height Limit

Lot Coverage

Design Review and Design Guidelines

Purpose

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 awellings, 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 inebriates 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 service
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 served 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 yard 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 be 15,000 square feet. The minimum lot size for single-family dwelling shall be determined
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 structures 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.

1. Maximum 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 corner 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.
Maximum width of modulation shall be thirty (30) feet.
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5. Landscaping: A minimum landscaped area equal to fifteen (15)% of the lot area shall be
provided. In addition, a landscaped area at least five (35) 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
adjacent 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 structure, 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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Chapter 17.24
OTCPBE€ OLD TOWN COMMERCIAL DISTRICT

Sections:

17.24.010:  Purpose and Design Objectives
17.24.020:  Permitted uses

17.24.030 Conditional uses

17.24.040: Dimensional Standards
17.24.050 Parking

17.24.060 Landscaping

17.24.070 Signs

17.24.080 Lighting

17.24.090:  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; asd to
reinforce it as a pedestrian oriented area with a high level of pedestrian amenity; and fo 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 B€ district or Old Town Dewntewn Commercial District ne-building-shall-be
hereafter-erected-unless-otherwase provided-in this title; except-for-one-or-more-of the following
use 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-factlities-are-not-allowed-unless
served-from-an-existing alley;
Galleries and antique shops;
Personal services such as barbershops, beauty parlors, and dressmaking and tailoring;
Clothing and general merchandise stores, general retail sales of goods and merchandise;
Locksmiths, shoe and other clothing repair shops;
. Markets;
10. Copy shops;
11. Restaurants, cafeterias and catering;

0 00~ O
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12. Taverns and cocktail lounges.

13. Fraternal organizations; and

14. Theaters

15. Public offices and civic buildings

16. Drive-through or drive-up facilities when associated with a permitted use and accessed
Jrom an alley.

17. Professional and business offices;

B. Offiees; Hotels and Residential uses sheuld shall be located in the upper floors of a building
with only necessary entrances and lobbies at the street level.

- Professional-and-business offices:

2. Hotel, motel and inns;

3. Studios for art, music, photography and other similar uses;

4. Apartments or Single 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-when-a permit-therefor-has-first-been
obtained from-the-eity-counetl:
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 sheuld 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 comner turrets may exceed the height limit
by 10% if part of the- approved through Design Review with-City approvat.

b.-Whenever any commercial-distaet-is-located-within or 15-adjacent to; on-fve-sides of
more - any residential-distHet - the-buildings-in-the commereial distriet shall be limited to-one
story-it-height; providing however;-that the-eity couneil may-allow & building to-be-erected to-an
additional-heicht sot exceeding twe additional stores by speeial permit and consent after
examination of the location-and-upen-due-proef to- the satisfaction-of the-couneit that sueh
additional-height will not be unduly detrimental to adjaeent and-surreunding-property. (Ord. 545
§ S (part), 1960)

2. Yards.

a. Buildings must shall be built up 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 10 feet, respectively. The setback area shall be fenced and landscaped.
regulations-shall-be-the-same-as-the-restdential-distriet. (Ord. 545 § S (part), 1960)
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3. Lot Coverage

a. The entire lot (100%) may be covered subject to setback and eff street-parking
fequirements other requirements.

17.24.050 Parking and Loading Zones

1. No on-site parking is required exeept-for-residential-uses; however properties wilt may be
required to participate in programs to provide common parking through fees in lieu of
parking, Local Improvement Districts (LID) or other programs appreved adopted by the
City. .

2. When on-site parkiiig is fequired, 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 previded
permitted. with-approval-from-the-City—Suech-an-entry will be-the-minimum-width
required-for-safe-ingress-and-egress.

17.24.060 Landscaping
+ Landscaping is not required except for parking areas. such-as-trees-planters;-hanging
baskets-shall- be-provided-eonsistent with- City-resulations-are required in 17.64.
Landscaping provided shall be consistent with Chapter 17.64.

17:24:070——Signs; Sidewalle Displays-and Advertising
1 Signs;-sidewalk-displays-and-advertising-will be-in-complianee-with-all provisions ef the
Cle Elum Municipal Code-Chapters-17.60-

17.24.080 Lighting

1. Al Outdoor lighting shall be arranged so as not to preduee 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 seate-lighting of a design consistent with the historte-character ef dewntown
should-be-placed-at-regular-intervals-along-sidewalks-througheut-the-development.

3. Lighting should be used to accent key architectural elements of the buildings.

4 Ne eutdeerlichting shall-be installed-in-the eity right-of way witheut-appreval of the
City
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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-downtewn-area which are visually attractive and easy to use by
the pedestrians whe-live-work-or-shop-in-the-community- 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. Stere-frontage-shewld Building facades facing public streets and/or sidewalks shall
create a continuous, interesting facade along the length of the facade. Buildings shall be
constructed adjacent to the public sidewalk with no setbacks between the right-of-way and the
structure permitted. sidewalk-display-windews-and-entranee-doors.

2. New structures on corner lots sheuld shall be designed to emphasize their prominent
location. Primary building entrances shall be located at the street corner.

3. Service and delivery access shall sheuld be located away from the pedestrian streets
with access from the alley where possible.

4. New structures and improvements shall Inremodeling-of existing struetures-and
building-nevw-stractures-use-incorporate design elements techaiques-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-development 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.

Flat roof with parapets
Constructed 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—Pedestran-amenities-sueh-as-benehes; trash-receptacles, street trees-pedestrian
lighting;-and-drinking-fountains-should-be-coordinated-to-provide-uniformity-of design
throughout-the-dewntowa-
6. Protect and preserve buildings of special historic significance and merit (see City List)

- 809

by:

a. Retaining or restoreing as many historic features as possible outside and inside, if
appropriate.

b. Maintaining or restoringe-original proportions, dimensions or architectural elements.

c. Selecting paint and materials (often brick) which are historically accurate, coordinate
the entire facade, and de-net-confliet-with respecting adjacent buildings.
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d. Consulting available historic resources for assistance and detailed information.
e. Incorporateing historical photographs and information about the building, if available.

7. Ensure that new of fernodeled struetures preserve the historie-context and ment of the
——a—Refleet-the-cornice line of existing-structures:
—b—Use-windows;-materials-and-detas-similar to-the historie properties:

————=6. -Yse-similar- building meodulation-and propestiens
d.-Incorporate pedestrian-protection ever-the sidewalk sueh-as awnings,

2. Siuns-shewld reflect the histome contet of Old Tevwm, by
——a—Ineorporating the pame- of the-building-and-the date built-inte-the-design-of the
butlding facade:

———b- Signs-for individual business sheuld-be placed  perpendicular to-the building facade
and-extend-over the-sidewalle under-any-awning-of cover for-easy-reading by-the pedestran:-and;
—e—Baeldit-or-internally iHuminated-signs-sheuld-net be-used:

9. Off-street parking shall be located behind buildings and screened from streets by

landscaping or structural elements.

Chapter 17.28
EC ENTRY COMMERCIAL DISTRICT

Sections:

17.28.010:  Purpose and Design Objectives
17.28.020:  Permitted uses

17.28.030 Conditional uses

17.28.040: Dimensional Standards
17.28.050 Parking

17.28.060  Landscaping

17.28.070 Signs

17.28.080 Lighting

17.28.090:  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 entryways to the City.

The objectives are to

. Create a high standard of visual quality in commercial districts at the entry to the City.
Increase pedestrian, bicycle and vehicular circulation within the district.

Maintain a human scale and consistent architectural style.

. Produce consistent design :

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

MY oW
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17.28.020 Permitted uses.

In the EC district or Entryway commercial districts re-building shall be-hereafter-erected-unless
otherwise-provided-in-this-title ~exeept-for-one-or-more-of the followang 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. Banks and businesses,

5. Barbershops, beauty parlors and personal service shops,

6. Clothing and general merchandise stores, retail,

7. Hand laundries, clothes cleaning and pressing,

8. Hotels and motels,

9

. Locksmiths, shoe and other clothing repair shops,
10. 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-distriet-is-located within or is-adjacent to-on-two sides of
more, any-residential district -the buildings-in-the commeretal distriet shall be-limited-to
one story-in-height: providing however;-that-the-city couneil may-allew-a-buildins to-be
erected to-an additional-heisht not-exceeding tweo-additional-stores-by special permit-and
consent atter examination of the location-and-upen-due proof to-the-satistaction-of the
couneil-that-such-additional-height-will-net-be-unduly-detrimental-to-adjacent-and
surrounding-property-
(Ord. 545 § S (part), 1960)
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B. Yards
1. Minimum setback from an arterial street shall be 26 /0 feet.
2. No setback is required from intemal street rights of way
3. Where-the-side-lines-of & commereial-lot-are Yards adjacent to any “R” Residential or
“RM” Multiple Family Residential district, the required yard setback regulations shall

be twenty (20) feet and ten (10) feet, respectively, the-same-as-the-residential-distriet,
(Ord. 545 § 5 (part), 1960)

C. Lot Size
1. There-shall be-no-minimum-lot-size-except-as otherwise Lots shall be as large as
necessary to meet building code, fire code, yard, parking, and landscaping requirements.

17.28.050  Parking
See Chapter 17.508-56 for required off-street parking and design requirements.

H%M—Wg
1—Landseape-Cencept

A overall-landseapine concept 4or the site should be-sunable and-Hitipe with the wooded
character-of Cle Elum-and-the 1-90-greenbelt—Where- existing-substantive-natural vegetation
remains on-the site, native materals in ntornal plantines and srransements-should be
coasidered foruse in buffers—Other domesticated of cultivated landscape-materials should be
consistent with the provisions-of City regulations in 17.60. 1t should recosnize that thisis-a
major entry-to-the-community-and-elements-to-be-considered-in-the-coneept-sheuld-inelude:

—a- Hew-this-site fits-into-the-everall entrance-concept for the-City-

—— b Retention-of siznifeant en-site-trees

——«¢. Buffer-asainst Interstate 00 and-major connecting streets-

——d—At-a minimum-on-site;- the coneept-should-inelude- the unified pedestrian-eireulation

system-with-pedestrian amenities-and-approprate-plantings:

—— e 1In larser developments, a coordinated system of open spaeces and/er planted areas that

provide-therequired-pedestrian-areas:

——+ - Plantings-and/or site-features-that-enhanee-the building’s-architectural-design:

—g—In-addition;-the-following-landseape design-objeetives-should be-considered-as

approprate:—

Selection-of plant-material to provide & suecession-of blooms;-seasonal-eclor
and-a-variety-of textures:
———Previde & transition in-landseaping desicn between-adjacent-sites, within & site
and {rom native vegetation-areas in order to achieve-sreater continuity:
Utilize-plantings-to-create-definttion between public-and-private-(residential

spaees.

———Use plantings to highlicht signficant site features-to define the funetion-of the

stierincluding parking, eireulations eptres and opes space.
h. A-plan for maintenance should be provided.

4
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2—Parkine Lot Landseapins.

The objective of parlang let landseaping is to-create a positive-tmase for the entry eommereial
area; to reduce summertime heat and glare build up-within and adjacent to parldng lots, to reduee
the wiew-of parlang-areas for sheppers-and residents-and to-provide pleasant pedestrian ways
through-parking lets—Provision-for-planters-and-hanging baskets-should be-made—As-part-ef the
review;-the Pelice Department should -evaluate safety-issues related to-the loeation of pedestrian
ways-and the landseaping:

Only-trees-chesen-from-the-City's-list-of acceptable-street-trees will be-tastalled-in the-parking
area for-each-6 parking spaees.

Where adjacent to residential areas-a minimum of a 25 foot landseape buffer shall be provided:
heowever prowision shall be made for pedestrian aceess throush-the buffer i appropsate.

17.28.070— Signs-See-17-60-and 15:20.

17.28.080  Lighting See 17.808

Appropriate highting is-peeessary to-ereate-a sense-of safety-and seeurity; however; i sheuld-be
designed to-encourage-dark nieht skies-to-reduee-horizontal light-glare-and to-eliminate trespass
from-a-development-site-onte-adjacent residential- of-open-space-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 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 psneiples standards apply to all lets development within the zoning
district and the intent is to enceurage-project-desicners to-coordinate-design-requirements-into
innevative sehemes sueh as a “villace green” of “pedestrian square’” of “permeter walk”, ete:
that-integrate -the-nevw-development-into-the-existing-or-propesed-developments and -create-a
pedestrian-foeus-and-a-sense-of-entry-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. -Entry—The-overall-objeetives-of these-Design-Standards-are-to-create-a-sense-of -arrval-inte
the-City-of Cle Elum and to-establish-a standard of design which will-reflect-the character and
guality-te-which the commumty-aspires:

1. Buildings shall be located and designed to focus on First Street., Developments with multiple
buildings may locate other buildings away from First Street.
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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 Pedestran Cirenlation:—The -tntent i5-to- provide safe-and-copvenient pedestrian paths
frem-the-street-sidewatk-throuch-parking-lots-to-building-entries-and-between-buildings-within
the site and-adjacent-sites-in-ofder-to-encourage-watkine between-businesses to-reduee traffie
irnpacts-and-to-terease-the-sense-of continuity:
a—Develop-an-or-site- pedestrian-circulation-concept-which-includes-the-items-diseussed
1 -17.28-006(2)b - through17.23.090(3)-and-also--shows- landscaping, lighting and
pedestrian-amenities:
b—Previde-afive-(5)-foot-separated-paved pedestrian path-from- the-street-sidewallc-to-the
main-entry-of -all-buildines— If transit-or Shuttle service-serves the-site-of-is-propesed
to-serve the site, the sidewalk should connect to that lecation. Pedestran access routes
throuch-parking areas shall-be-separated-from vehieular parldne and travel lanes by
use-of contrastine-paving materals and-intesrated-with landseape-areas:
4. Pedestran-walkways of & foot mintmum-unebstiueted width connecting all businesses
and-the-entries-of -multiple-buildines-frequented-by-the-public-en-the-same-site-shall-be
provided—Where-retail-businesses-are-connected-the walleway-shall be-10-feet-tn-width:

e A-speetfeally marked -of -paved eresswalle must be-previded threugh- parking lets
sreater-than-150-feet-lone-{parallel-to-the-street-front)-or-more-than- 2 bays-deep-(75-feet
measured perpendicular-from-street-fFont):
3—Pedestran-Amenities to-provide-safe, comfortable pedestran-cireulation-shall-inelude:
——a—Pedestran-weather-protection-shall-be-placed-over-required-pedestian-wallovays-alons
at-least-30%-of-the-buildines-front-face-in-the-form-of awnings,-marquees;—canopies—or-reef
overhangs:
——b—Pedestran-friendly-building-facades-providing:—
- arent-window-areas-of-windew displays-along-at-least-50%-of the-grourd
fleor-facade-
—— Architectural-details-and-window medulation
—e—Pedestrian-otiented-space-{-e~506-square-feet-for-every-100-linear-feet-of store-front
facade)—which—includes—landscapine —benches;—trash—receptacles;— btke—factlities—and—eother
approprate pedestrian faetlities:
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Chapter 17.32
CG GENERAL COMMERCIAL DISTRICT

Sections:

17.32.010:  Purpose and Intent
17.32.020:  Permitted uses
17.32.030:  Conditional Uses

17.32.040: Dimensional Standards
17.32.050  Parking

17.32.060  Landscaping

17.32.070 Signs

17.32.080 Lighting

17.32.090:  Design Guidelines.

17.32.010 Parpose

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 ae-building-shall be-hereafter-erected-uniess

etherwise-provided-in-this-title-except-for-one-or-more-of the-following-use the following uses
are permitted.

A. Retail and wholesale stores and shops such as clothing and general merchandise,
. Grocery stores,

B

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. Bakeres-employing-less-than ten-persens,

G. Barbershops, beauty parlors and personal service shops

H.-Clothing-and-general-merchandise-stores;retail;

[. 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
comptetely housed in buildings completely enclosed by walls and windows, and the vard
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
hundred feet to the side lines of the R/RM or residential districts

. L. Locksmiths, shoe and other clothing repair shops,

M--Maehine-shops; manufaeturine-and-industrial-plants by-speeial-permit;

N-—-Markets

O —Frailer-cousts
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P. Oalymanufacturing, production or treatment of products clearly incidental to the conduct
of a retail business conducted on the premises,

Q- Parlane lets;

R. Professional or business offices,

S. Pelice-or-fire-stations; Public offices and uses,

T. Printing establishments and newspaper printing,

U. Publie-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. Tavermns,

Z. Theaters

AA . Commercial day care centers

17.32.030 Conditional Uses:

Tounst-camps, Residential uses,

Theaters; dancehalls, skating rinks, or other commercial amusement places,
Undertaking establishments and crematories,

Kennels

Machine shops
Mini-warehouses

N N

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 36 S feet in height. Design features consistent with the historic context of
the area such as building names in the comice or block comer turrets may exceed the height limit
by 10% if approved as part of the design review process with-City-approval.

b—Whenever-any-commercial-distriet-is-located-within-or-is-adjacent-to,-on-two-sides-er
more—any-residential —district—he-butldings—in-the-commerctal - distrtet-shall-be-limited-to—one
story-tr-height:-providing-hewever,-that-the-eity eouncil-may-allow-a building-te-be-erected-to-an
additional—hetcht—not—exceeding—two—additional —steries—by—special -permit—and-—consent—after
exanunation-of -the- location-and -upen-due-proof-to-the-satisfaction-of - the-couneil-that-such
additional-height-wall-not-be-unduly-detrimental-te-adjacent-and-surreunding-property—{Ord. 545
§ 5 (part), 1960)

B. Yards
No vards are required except for lots the-side-lines- eﬁwh&eh -afre ad] acent to any R
Residential or “RM” Multi-Family Residential di :
be-the-same-as-the-residential-distRet-as-to-such-lines. ards aa_’]acent to the Reszdentlal
District shall be 20 feet in width. Yards adjacent to the Multiple Family Residential
District shall be 10 feet in width.(Ord., 545 § 5 (part), 1960)

32

EXHIBIT G-02



C. Minimum Lot Size
A minimum of 5,000 square feet is required for all new lots. .

HzQ%:GSO—PaFkiﬂg———-—See—};égéé

17.32.060 Landscaping

A minimum of 10% of the site shall consist of landscaping consistent with the requirements of
Chapter 17.60.A-minimen-ten-(10)foottadscaped butfer-shall be provided along ey property
tine-which-abuts-a R Residential or “RM” AMulti-Family Residential District:  See also 17.60

17.32.070——Signs—See-17:70-60-and 15.20-

17.32.080  Lighting  See17.80

Appropriate lighting is neeessary to-create a sense of safety-and secunty: hewever; it should be
designed-to-encourage-dark-night-skies;-to-reduce-horizontal light-glare -and-to-eliminate-trespass
from a-development site-onto-adjacent residential- of open-space areas.

1. Qutdoor lighting shall be arranged so as not to direct light or glare on public
roadways and/or neighboring properties; and

2. Qutdoor 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 following 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 shail 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 structures, 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..

4. 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.
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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.

-is-recoghized-that-general-commercial-uses-will-be-lrger—individual-buildings-oh-separate
s;tes with-uses-that-tend to- be-automobile-oriented - The-intent of these-design standdards are to:
——+—Upsgrade- the -overall-visual- quality -of the -general-ecommercial-areas in- the-City,
———————— Provision of sidewalks and street trees consistent-with- City development
sterrderds:

Careful design and location of signs to reduee-clutter and-increase readability:
—Q—Reduee-negem—impaets% adjaeent properties-by

oy
afeﬁd—leeeken -of- lzghﬁmg
3 —Produce a more-consistent-desicn-identity compatible- with-the rest-of the commereial
areas in the Cig:
k- o fnerease pedestrian;-bicyele-and vehicwlar cireuiation opticns in conmercial areas

——————providing-identifiable—separate-pedestrien-entry-paths—to-the-building -entry
from thepublie sireet-and-within the parlang-lots.
————————~clearly-identifing—vehicular-entiy-poinis—+o-and -cireutation-within-pariing

areqas-

lrdseaping parfane lots.
Where—possible—incorporate—sereening —environmental—mitigation—utitities—and
elecinaure-cr positive elements (ie.-creatow “natural | oper SPace-OF Wl PORE G SHe FoG -0
BEEHIRERO Y S e R FO .
6. Organize-multiple building complexes aromnd pedestyian oriented spaces.
—F—Reduce-the-impaet-of service-areas-(loading-docks—trash-receptacles-storage-areas)
and-mechanical—equipment-through—locations—centrai—to—the—site—and ---or-by-fencing—and
serechingfrom-view-from streets el sidewalls:
——S—Enhance-the visual guality-of development-at-street-corners-by:
- Malang adequate provision for pedestrians with-sidewalks-and crosswalfs-as
wel as other-featnres-such-as afence-bench and
———Installing substamtial-tandseaping-with-trecs-and-shrubs-which-will not-ereate
————Insialling decorative screen wall, a trellis or other-continuous arehitecrural
element of a pHnimum of 20feet): o
- ————Gther elements or methods-approved by the Cigy.

S
7
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Chapter 17. 34

Business Park District
Sections:
17.34.005 Purpose
17.34.010 Outright Permitted Uses
17.34.020 Accessory Uses
17.34.030 Conditional Uses
17.34.040 Front Yard
17.34.050 Rear Yard
17.34.060  Side Yard
17.34.070  Site Area
17.34.080  Height Limit
17.34.090 Lot Coverage
17.34.100  Landscaping and Screening
17.34.110  Design Guidelines
17.34.005 Purpose

The purpose of the Business Park District is to provide areas for light manufacturing, wholesale

trade, warehousing, 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 structurally altered, unless otherwise provided in this title, except for one or more of
the following uses:

A. Catalog or Internet Sales
Business and Professional Offices
Commercial Testing Laboratories
Research and Development Laboratories
Research, Financial or Information Processing Offices
Scientific research, testing, developmental and experimental laboratories
Vocational/Technical Schools
. Manufacturing, processing, assembling and packaging of articles, products or
merchandzse from previously prepared natural or synthetic materials
H. Manufacturing, 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)
L. Printing, Publishing and Allied Industries
J. Warehousing and Distribution Facilities, when enclosed within a building
K. Wireless communication facilities.

QmQmoNw™
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17.34.020 Accessory Uses

The following uses shall be permitted within the BP Dzstnct when accessory to an outright
permitted use and intended to serve employees of the BP district:

A. Cafeteria, sandwich and coffee shops intended-to-serve-onby-employees-of the
Business-Perk

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 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:
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”’ Mullti-
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 (40) percent of the lot area. ‘

17.34.100 Landscaping and Screening
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A. Loading docks, service 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, parking 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.

17.34110  Design Guidelines
(To be developed)
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Chapter 17.24 36
I INDUSTRIAL DISTRICT

Sections:
17.24 36.010 Purpose and intent.
17.2436.020 Permitted uses.
17.2436.030 Conditional uses.
17.2436.040 Performance standards.
17.2436.050 Aesthetic standards.
17.2436.010 Purpose and intent.
This district is intended to accommodate a broad range of eertain industrial activities
structures-and-uses-that-may-not-be-compatible-with-other-kinds-of land-uses; and is to protect
such ether uses and districts from encroachment by conflicting land uses. (Ord. 942 (part), 1991)

17.2436.020 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:

Manufacturing, rebuilding and/or repairing nonmetal or mineral products;

Warehouse establishment;

Wholesale establishment;

R&&eﬁabkshmeﬁ%m%hﬁfeéuets manufactured;-packaged-or-otherwise prepared-on the

same-premises:—of-whose-produets-are of-such-bulk- or-shape- that-they-are-eustomarily

stored-eutside;Accessory retail uses, where products manufactured on site are sold to the

general public.

Office buildings related to permitted uses conducted on the same premises or within the

industrial district;

Food and dry goods processing, packaging and distribution operations;

Welding and metal fabrication shops;

Vehicle and machinery repair and storage;

Transportation terminals;

Contractor's offices, shops and storage yards;

Scientific research, testing, developmental and experimental laboratories;

Public utility and governmental structures and/or uses;

. Agricultural use of the land;
Veterinary clinic within the enclosed structure.
Wireless communication facilities (Ord. 942 (part), 1991)

oCowy

m

czgrrR—-—mar

17.2436.030 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 permit authorizing
such use has been granted by the city 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. Allchemical manufacture, storage and/or packaging;
2. Asphalt manufacture, mixing or refining;
3 Automoblle dlsmantlmg, wrecklng or junkyards;

5. Cement, llme gypsum or plaster of Paris manufacture;

6. Drop forge industries;

7 -Explosives;-storage-or manufaeture;

8. Reduction or disposal of garbage, offal or similar refuse;

9. Oil-refining,

10. 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 considering the-issuance-of conditional use- permits-from- the foregeing listed-uses; the -eity
couneil-shall:

} - Assure-that-the-degree of compatibility enunciated as-the purpese of this title shall be
maintained with respect to the particular use on the particular site and in consideration-of
other-existing-and- potential-uses-within-the-general area in which-sueh-use-is-propesed to
be loeated:

2. Reecognize-and-compensate—{for-vanations—and—degree-of-technological proeesses-and
equipment-as-related-to-the-factors-of noise-smoke-fumes;-vibration;-odors-and hazards:
Ealess-substantial-proef-is—effered—showing-that—such-process—and/or-equipment—has
reduced-the-above-factors-se-as-te-be-negligible;-use-is-1ocated-npot-less-than-one-hundred
feet from-any chureh;-sehool-paflc-playereund-or occupied dwelling-as may-exist-on-the
same-lot-as-such-use. (Ord. 942 (part), 1991)

17.2436.040 Performance standards

All permitted, conditional and accessory uses in the Industrial zone shall comply with the

Jfollowing 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 vehicles 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-flamnmable-materials-shall-be-stored-in-aceordanece-with-the-latest editton-of -the-Uniform
Eire-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 structurese-as-net-to-be-seen-from-outside-the-property
kne.

G. All vehicle travelways, parking spaces and storage areas shall be treated-and-snaintained-te
effectively paved with portland cement concrete, asphalt 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 provide 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
cemmission 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)

17.2436.050 Aesthetie Design standards.

A The following setbacks from property lines and screening standards shall apply to all
development in the industrial district-adjacent-to-oF-across-a-fiver-of-public-roadway-from
nomndustrial-zomag distrets.

1. Building, Parking spaces and storage areas shall be located no closer than twenty-five
ten feet from a frent-property-line-and-ten-feet-from-any-other property lines.

2. Building, parking spaces and storage areas lecated—within—ene-hundred-feet-of-a
nenindustral abutting a residential zoning district shall be located no closer than
twenty feet from property linessubjeet-te-the-followang-standards:

a)—That—-area—within one hundred-feet-of such-development—shall-be-sereened-by-a
muntmum-of ten foet wide, perpetually -maintained-landseaped aren extendins baek
from-the-front-property hine-with-tmtial-plantings-that effectively sereen twenty fwe
pereent-of the-view-from below-spe-feet-in-heicht—All-preperty lines other than-the
front—shall—be—enelosed—by—a—six-foet—high—selid —or—elose—weave—wire—fenee
supplemented-with landseaping

b) Ineress-and-egress-openings-shall-net-exceed-ffty-percent-of the-lot-frontage-and-in
ne-case-shall-exceed @ total-of ene-hundred-feet-

B The-fellowing-setbacks-shall-be-ebserved -on-properties within-the-industrial -distret-whieh
abut-epen-of are-aeross & publie street from other industral properties:
+—Buildings, pardng-spaces-and storage-areas-shall-be-located -no-ecloser then ten-feet-from
the—front-property-line—A-twenty-fve—foot—setback-from-front-property-lines-shall-be
ebserved-on-corner-tots-Buildings and-storage-area-shall-be-set-back-in-addition-ene-foet
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for-each-one foot-in-heicht i exeess-of -fifieen-feet-above-mean-average erade up-to a
maxmuh-reqiired-setback-of -twenty-five-feet-from-the-front-property-line-and-ten-feet
2. Buildipgs, parleans-spaces and-storage-afeas-loeated- within- one-hundred-feet-of another

ewnership-or use-vathn-the industrial distrct-shall be-subject-to the-follewing standards:

&)—That-area—within—one-hundred—feet-of -such-development—shall-be- provided-with-a
mintmum- of -ten-foot-wide-landscaped -strip- containiag - a-variety-of -plantings-(trees
and-shrubs)- which shall be-loeated -between them-and-any-publie-Aght-of way:

b)--Ingress—and - egress—openings -shall-not-exceed-fifty -percent -of - the-developed - lot
frontage and i no ease shall-exceed twe hundred feet-

e} Adlewable height Ne building or sterage of materials shall execeed the height hmit set
forth in commereinl zoning Section17.20:620-{Ord- 942 (pard);- 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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CHAPTER 17.45
PMU - PLANNED MIXED USE DISTRCT

(To be inserted later)
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Chapter 17.2850
P PUBLIC RESERVE AREA DISTRICT
Sections:
17.2850.010 Permitted uses.
17.-2850.020 Displaying of merchandise
Prohibited.
17.-2850.030 Structure approval required.
17.-2850.040 Yards and building height.

17.2850.010 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 eleemesynary charitable uses;

D. Libraries, art galleries and museums;

E. Parks, playgrounds, tennis courts, smimming pools, and like recreational uses;

E —Private-elubs-fraternities-and-lodges;

G Professional-service offices, such-as for-dectors-dentists;ete:

H—Residential-hotels;

I. Schools, public and private. (Ord. 545 § 7 (part), 1960)

17.2850.020 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 in a
driveway or loading area located off the streets. (Ord. 545 § 7 (part), 1960)

17.2850.030 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 height limit shall be thirty-five feet. e}ght—steﬁes—exel&émg—ﬂeeessaﬁhelevatef
pentheuses. (Ord. 545 § 7 (part), 1960)
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Chapter17.32
BOUER-TRATLERS -ADR BMMOBILE- FHOMES

Seetions:
17.32.010——Moebile-home -defined:
17.32.020—Permit- issuanee:

17.32.030——Number loeated on each lot.
17.32.040- —Maintenanee-of lot;
17.32.050 — PRermanent installation.
17.32.060——Counsidered dwelling or residenee.
17.32.070—Skirting:
14232080 — -Hitliges:

122090 - - Ldebde-home ddmeasans:
17:32:100——Varianees

17.32.110 -—SnewJoad:

1732420 --Imsulation:
17.32.130——Sethacks:

17.32.010 —Mobile home defined.

As used-in-this-chapter, the-term "mobie home" treludes-all-house-trailers;-mebie homes and
other-dwellinus-commerctally manufactured-for-human occupaney: (Ord. 96+ § 1, 1989: Ord.
627-§T{part); 1969:-Ord-545-§-20(16)-1966)

17:32.020—Permit issuanee:

Upen-proper—application-to-the-eity-clerk-for-issuanece-of -a-building - permit,- together-with
payment-of-a-permit-fee-in-the-sum-of sixty-five-dollars;-mobie-homes-may-be-moved-upen-and
installed — permanently—upon—lots—in—residential — distrets - in—the—eity,— provided —all —of -the
reguirernents-of -this-chapter-are met (Ord. 901-§-2,-1989:-Ord-782-§-1,-198+-Ord - 627 § 1
{part);-1969:-Ord-545-§-20(H),-1966)

17.32.030—Numberloeated-on-each-lot:

Neot-more-than-one-house-trater-or-mobie-home-or-other dwelling-or residence may be-loeated
at-any one-time-on-each-lot—The-weord-"lot™ refers-to-the lots which- are platted upon the plat-of
the original tewr-row-city;-of Cle Elum, and its additions—(Ord-627-§- T {part); 1969- Ord 545 §
20(2);-1966)

17.32.040- - Maintenanece of lot.

Mo-meobile-home-may-be--permanently-installed- on-a lot-#-the - ettyy—until-the - let-has-been
cleaned-of debris-and rubbish—The-ste-must-be-prepared to-a-level condition with all vegetation
under-the-mobile-home-placement-area-removed (Ord-901-§ 3,-1989:-Ord—627-§ L {(part);-1969:
Ord-545-§-26(3);- 1966}

l%%%.OSO—Pem&nenﬁnst‘alhﬁeﬂ:
A-—Mebile-hemes-must-be-placed-on-the-lot-according-to-the-previeusly-approved-plot-plan-by
the-building-nspector-
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B llihe mebﬂe—hemes—must—be—see&red by fee&ngs a5- ﬂius&ated -ift-the-drawings-attached-to-the
Lo 2 : aust-be sabrmﬁed—%e—th&b&ﬁdmo
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17.32.100— Varianees:

The-eity-couneil-may-allow-variances-in-specifie-instances-f it-finds-that-the-spirit-and purpese
of this-chapter-to-prevent-unsightly-and junk-like-installations-and-te- promete -sanitation; safety
and-erderly-development-of-the-ecity-have-been-complied-with—(Ord—627-§- 1 (part);- 1969:-Ord-
545-§-26(9)-19663

17.32. 10— Spow-load:
Mebile-homes-shall-be-desizned to-accommedate-& snow-load weight-of ninety pounds per
square-foot: 1f the mobile home seal-does net shew-this-load requirement-is-met;- &-plan-must-be
approved-for-a reof structure- over-the-mobile home—The roof structure-must-be-approved -and
constructed contemporaneousty with the placement of the mebile-home - (Ord-901-§ 8,-1989)

17.32.120-—Insulation:

The minimum-allowable "R values-with-respect-to-mobile home-placements-are-as follows:
Structure to-be-placed——R value

—Flateetings ——— - —R-38

- Walls R-360

—Heers—— R-25

- Maultedeeilings 00 R-30

—Roof deeks R-38
—Windews——Class-60
{Ord-901-§ 91989
17.32.130—Setbaeks:

Setback requirements found in Seetions 17,16 646.-17.16 650 and 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:

Section 17.56.010  Purpose

Section 17.56.020  Applicability

Section 17.56.030  Pre-Existing Buildings
Section 17.56.040  Parking Standards

Section 17.56.050  Size and Design Standards
Section 17.56.060°  Stacking Space

Section 17.56.070  Loading Space

Section 17.56.080  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 preferred 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 amy 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
authorization. )
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 be
remodeled or rehabilitated (but 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 17.56.040  Parking Standards for Land Uses
No use may be 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-family

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
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2.0 spaces per dwelling unit
1.0 spaces per dwelling unit
1.0 spaces per dwelling urit
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.fi. of gross floor area
1.0 spaces per each 250 sq.ft. of gross floor area '

4.0 spaces per 1000 sq.ft. of gross leaseable
area (GLA) for centers having a GLA of 400,000
sq.ft. or less;

4.5 spaces per 1000 sq.ft. of GLA for centers
having a GLA of over 400,000 sq.ft.

1.0 spaces per each 100 sq.ft. of gross floor
ared' -



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 riursery

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
area'

1.0 spaces per each 500 sq.ft. of gross floor
area

1.0 spaces per each 5,000 sq.fi. of retail sales
area in addition to any parking required for the
buildings'

1.0 spaces per each 400 sq.ft. of gross floor
area"*

1.0 spaces per each 500 sq.ft. of display area
1.0 spaces per each 350 sq. fi. of gross floor

area

1.0 spaces per unit plus 2.0 spaces per each 3
employees on site at any one time.

1.0 spaces per each 1,000 sq.ft. of gross floor
area;

1.0 spaces per each 2,000 sq.fi. 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 1.0 spaces per each four fixed seats or 1.0 space per 100

sq.ft. of floor area of main auditorium or of principle
place of assembly, whichever is greater.

Bowling Alleys 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/Junior High Schools

High Schools

Nursery Schools, Day Care Centers

F. Medical Activities

Medical, Dental Offices
Convalescent. Nursing and Health
Institutions

Hospitals

i
Veterinary Clinics

EXHIBIT G-02

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.

1.0 space per each 3 beds, plus 1.0 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 1.0 space per each 4 patient beds.

G. Religious Activities

Churches
1.0 space per each 5 fixed seats in the main
auditorium

Mortuaries, Funeral Homes 1.0 spaces per each 100 sq.ft. of floor area of
assembly room

-

! Except when located within a shopping center

2 For parking requirements for associated office areas, see Professional and Business Offices

? 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 structural alterations or additions which do not increase the seating capacity of the main
auditorium are not required to provide additional parking.

* 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 (10) 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 (18) 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 l-way 2-way 1-way 2-way
8.0 20.0 8.0 120 20.0
0 8.5 22.5 8.5 120 20.0 29.0 37.0
9.0 22.5 9.0 12.0 20.0 300 380
*10.0 10.0 12.0 20.0
8.0 16.0 15.0 10.0 20.0

30 85 17.0 16.5 10.0 20.0 42.0 53.0
9.0 18.0 170 100 200 44.0 540
10.0
- 8.0 11.5 17.0 120 20.0

45 85 12.0 120 200 50.0 58.0
9.0 12.5 120 200 510 59.0
10.0
8.0 9.6 18.0 18.0 20.0

60 85 10.5 20.0 18.0 20.0 58.0 60.0
9.0 10.5 21.0 180 200 60.0 62.0
10.0
8.0 8.0 16.0 23.0 23.0

90 85 8.5 20.0 23.0 230 63.0 630
9.0 9.0 20.0 230 230 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 portland cement concrete, asphaltic
concrete or other hard durable surface approved by the planning director.

4
L}
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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
Jfrom the nearest building entrance that the parking area serves;
1. 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 be 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 parking facilities 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, and 22 feet 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 landscaping. Concrete curbs shall be provided at the edge of all
parking and maneuvering areas, except for single family and duplex awellings.

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 (3) 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.

1. 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 lit for 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 businesses.

Section 17.56.060  Stacking Space

A. A stacking space shall be an area measuring eight (8) feet by 20 feet with direct forward
access to a service window of a drive-though facility. A stacking space shall be located to
prevent any vehicles from extending onto public right-of-way, or interfering 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 obstruct

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:
1. For each drive-through lane of a bank/financial institution, business service or other similar
use, a minimum of five (3) 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 for 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 Number of Spaces. .

1. Non-residential buildings engaged in retail, wholesale, manufacturing or storage activities,

excluding 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
1 to 9,999 square feet 0
10,000 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 engagedin 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 t0 39,999 square feet 0
40,000 to 60,000 square feet !
60,001 to 160,000 square feet 2
160,001 to 264,000 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 for 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
Jfourteen-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 light
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onto adjoining properties or public rights-of-way in 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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CHAPTER 17.64
LANDSCAPING REQUIREMENTS

Sections:

17.64.010 Purpose

17.64.020 Applicability

17.64.030  Landscape Plan Approval
17.64.040  Significant Trees

17.64.050  Surface Parking Areas

17.64.060  Adjacent to Freeway Right-of-Way
17.64.070  General Standards for All Landscape Areas
17.64.080  Irrigation

17.64.090 Timing of Installation

17.64.100  Tree Replacement

17.64.110  Maintenance

17.64.120 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;

1. 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 landscaping 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 CEMC Chapter 18.01, and in
the required landscaped 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 shall use accepted preservation techniques to protect significant trees
designated for retention:

Section 17.64.050  Surface 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 (3) foot B2
buffer. Parking lots perimeters not adjacent to residential zone shall be landscaped with
a five (3) foot Bl buffer. Parking lots adjacent to a public right-of-way shall be
landscaped with a five (3) 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, PROVIDED That no landscaping
area shall be less than fifty (50) square feet in area, and no parking shall be located more
than one hundred (100) feet from a landscaped area. Perimeter landscaping, required

adjacent to property lines and/or residential areas, shall not be calculated as part of the
ten (10) percent figure.

C. Landscaped islands shall be provided and distributed throughout the parking area at
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. Permament 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 vegetation 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:

1. B.I1-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 for 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 ground 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 Minimum buffer requirements for side and rear yards abutting
| Development contrasting district
R RM | Commercial | I BP
RM 5/B2 5/B2 . 10/Bl1 | 10/B2 10/B2
. Commercial 10/B3 5/B3 5/B1 f 5/B1 3/BI
' (all) -
I 20/B3 20/B3 5/B1 - 5/B1 . 10/B2
BP 20/B3 20/B3 5/B1 _ 10/B2 | 5/B1

B. All new landscape areas shall be subject to the following provisions:

1. Plant selection shall consider adaptability toa 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 growth 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 permitted as an option to single-stemmed trees provided
that such multiple-stemmed 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 nurseryman, 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
irrigation 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 tree(s) designated for retention as part of the required landscaping is
damaged or destroyed, replacement trees shall be planted as follows:

Deciduous trees - Minimum caliper of three (3) inches;
Evergreen trees - Minimum height of twelve (12) 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. The 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 perform 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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CHAPTER 17.76 SITE AND DESIGN REVIEW

Sections:

17.76.010  Purpose

17.76.020  Applicability

17.76.030 Timing

17.76.040  Design Review 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, and to establish a uniform process for such review.

17.76.020  Applicability
The site and design review 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 activity; 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 following -
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Jeatures; the subject property boundaries, dimensions 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 structures, location of utilities, location of the
nearest fire hydrant, location of existing structures within 100 feet of the
site, locations and dimensions of adjacent public or private roads and
right-of-way or easements, approximate location of significant natural
Seatures 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 structures, location of building accesses, proposed setbacks,
proposed phasing, proposed landscaping, location and dimensions of
vehicle and pedestrian access points and circulation routes, the location
of all proposed on-site parking including provisions for handicap 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
Jor compliance with the design and zoning regulations of this Code, using the design
guidelines within the zoning districts and Comprehensive 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 CEMC 17.100. 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 conducting 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 following 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 (SEPA 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 continuous 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 portland cement concrete, brick pavers or other
similar surface. Where a walkway must cross 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.
Mechanical 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 buildings in the city or characteristic 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 properties may a fully site obscuring buffer consisting
of appropriate 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 stormwater 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 stormwater 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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CHAPTER 17.80
CONDITIONAL USE PERMITS

17.80.010 Purpose

17.80.020  Applicability

17.80.030  Procedure

17.80.040  Submittal Requirements

17.80.050 Criteria for Granting Conditional Use Permits
17.80.060  ~Special Conditions

17.80.070  Revocation of a Conditional Use Permit
17.80.080  Change, enlargement or alterations

17.80.090 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 surrounding 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 granting 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 subject property supplied by the Kittitas County, a title
company or surveyor licensed in the state of Washington, and a current county
assessors map(s) showing the property (ies) subject to the application.

3. A current 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.

EXHIBIT G-02 66



5. A site plan prepared according to CEMC 17.76 (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.

b. A description of how 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 planner deems reasonably necessary to review to
the application.

17.80.050  Criteria 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 conditional 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,
and will not adversely the level of service to surrounding areas; and,

7. The proposed use is not detrimental to the public health, safety, or welfare;
: and

4

8. The proposed use is consistent with the goals and policies of the
comprehensive plan; and,
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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 revoke 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 this 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, number 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 spec:ﬁed 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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Chapter 17.85

Variances

Sections

17.85.010 Purpose
17.85.020 Applicability
17.85.030 Procedures
17.85.040 Criteria

~

17.85.010 Purpose

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.

17.85.030 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 1I application.

C. Variances of greater than 10% of any required standard shall be processed as a Type
111 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 vicinity 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 approvedwill 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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Chapter 17.3690
SIDEWALK DISPLAYS AND ADVERTISING
IN COMMERCIAL AND INDUSTRIAL
ZONES

Sections:
17.3690.010 Sidewalk displays and
advertising.
17.3690.020 Permits and requirements.
17.3690.010 Sidewalk displays and advertising.

Merchants and business people may, temporarily, subject to the provisions of this title,
display wares and merchandise and-place-advertising-signs—and—advertising-objeets on
sidewalks and—parking—strip—areas abutting their own business premises within
commercial, business 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 any 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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Chapter 17.40110
BUILDING AND USE PERMITS

Sections:
17.46110.010 Application.
17.40110.020 Plats or maps required.

17.40110.010 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 industral, 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)

17.40110.020 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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Chapter 17.44115
ADDITIONS OR ANNEXATIONS TO CITY

Sections:
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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Chapter 17.48120
AMENDMENTS AND RECLASSIFICATIONS

Sections:

17.48120.010 Authorized.

17.48120.020 Hearing notice.

17.120.030 Standards and Criteria for granting a reclassification

17.48120.010 - Authorized.

The city council may, upon proper petition of the affected property owner(s)-aet-less
than-twenty-five-ipterested—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.regulations 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. . Prer-to-any-such-public-hearnns;
notice-thereof-shall-be-given-by-publishing-ence-in-the-eity's-official-newspaper;-and-by
pesting —in—at -least—three - public—places—in -the—eity,—a-bref -summary—of -the—changes
propesed, and-& general-deseription-of the areas-affected.and-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 reqguest for rezone. Such an amendment shall be granted only if the
request is found to be consistent with the following:

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.

4. Adequate public utilities and public facilities are available to serve subsequent
development.

3. Circumstances have changed substantially since the establishment of the current

zoning district to warrant the proposed rezone.

6. The proposed rezone will not adversely affect the health, safery and general
welfare of the citizens of the city.
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APPEALS FO-CIFY¥-COUNCH-

- 17.52.010 —Autherized.

-~ 17.52.020—Appeal-of interpretation-or
enforeements
17.52.0630-— Beard of adjustment.

17.52:010—Autherized:
Aﬂy—iﬂ%efesteé-eiﬁzeﬂ—ef—admk}imaﬁve—eﬁeef—e?—the—eity—may—appeal»%e—%be-e'fty
couneil- -from--amy - raling—of -the - planning —commissiorn or {fom —any—rulins—ef-an

admintstrative-officer or-employee -of the eity pertaining-to-the-granting-or-denial of any
permit-appled-for-hereunder;—by-filing-with-the-eity-elerk-within-ten-days-from-such
ruihing & witten notice of appeal-— Thereupon—the - planning- commission, building
inspeeter,—of administrative officer-er-employee of the-eity; as the-ease-may-be,-shall
forthwith-transmit-to-the-eity-elerk-all -papers-constituting-the -record-upon-which-the
action-appealed-from was-taken In-addition-thereto, the eity ceuneil-may-at-its hearng
recetve-such-further-evidence-as—may-be-relevant—Upon-due-and-public-hearing;-the
couneHl-shall-have- pewer-to- overrule-of-alter-any-such ruling.- provided -rulings-ef -the
plannine commission may be everraled of altered enly by affirmative vote-of at least four
members of the-eity couneil: {Ord-545-3-14(),-1960)

17.52.020—Appeal-of interpretation-or
—enforecement
Any-person-may-appeal-to-the-planning-commission-for-a-ruling-as-to-the-interpretation
or-enforcement-of this-title - Such-rulings-shall-be-subject-to-review;-by-appeal-to-the-eity
eeuaeil;as«prevideé-in—%ﬁs—eh&p%e&(@rdr%~§44(2);}%0)

17.52.030- Board of adjustment:

The-eity-couneil-shall-constitute-the-beard-ef -adjustment in-all matters-arising-under
this title-€Ord - 545 § 14(3)-1969)
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Chapter 17.56125
ENFORCEMENT

Sections:
17.56125.010 Duties.

17.56125.010 Duties.

It shall be the duty of the building-inspeeter 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 the provisions of Seetion-17-04-090-ef this-cede this title. (Ord. 545 § 13,
1960)

CHAPTER 17.60130
VIOLATION-PENALTY

Sections:
17.60130.010 Designated.

17.66130.010 Designated.

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 impnisoned 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. | §0 (

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 35.13 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 35.13.178, 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 1 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.

r of this ﬁ day of %m_; 2002.

-

PASSED by the City Council and signed by the May;

Gary Berndt, Mayor
ATSTAF%?\‘
Toni Fields.City Clerk
Approved as to form:
n
gﬁﬁ;j Q F\
Erin L. Anderson, City Atterfiey
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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CHAPTER 4
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 Bullfrog Subarea, four housing types for permanent occupancy are proposed:
single-family, wholly owned condominiums, subsidized housing and muiti-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
would 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 ard-neighberhood-identification-signs may be are 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. Toincrease 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.

. 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.

. Utilize household income data for Upper Kittitas County to determine housing

affordability targets.

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.

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.

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.

Integrate neighborhood recreational opportunities and public open space with
residential developments.

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.

Insure and as necessary provide housing opportunities far construction workers
employed in developing the Bullfrog Subarea and the proposed MountainStar
Master Planned Resort.
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CHAPTER 5

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 faciiities with the
development of specific land uses.

3. To accommodate regional public facilities in the Bullfrog Subarea according to
adopted pians.

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.

Solid 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 wili-help-achieve-the-Countywide-recycling-goal to be consistent
with the recycling goal for the City of Cle Elum.

The Washington State Horse Park is likely 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 Cle 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
Bulifrog 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
Elum_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 water treatment facility is within-Rianning Area-B; |
adjacent to the Puget Sound Energy substation on SR-903. New transmission mains
will connect to the new treatment facility.— 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, ard-the Town of South Cle Elum and the MPR.-

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 Bullifrog 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 withrthepotential-forerosion-and flooding-increases-because-runoff quickly-enters
streams-rather-than-slowly-soaking-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-have 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 /
business park, and potential golf course and horse park. The intent of the management
plan would be to ensure that the quantity and-guality 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-wetlands water guality treatment facilities to receive
and cleanse runoff, and to allow it stormwater to slewly 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:

e 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

e Alteration of natural topography and/or native vegetation that would result in soil
erosion or unstable slopes; or

e Alteration of streams and wetlands that would reduce their natural ability to
protect water quality and quantity and/or aquatic or riparian habitat values; or
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e 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:

e A discussion of the existing drainage basins and their characteristics; and
e The basic design criteria for stormwater drainage systems; and

e Special provisions for storm water management during periods of construction;
and

o Recommended measures to control erosion and sedimentation both during and
after construction; and

e 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 enroliment 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 adepted level of service standards for fire services.
2 Include a Fire and Life Safety Plan in the comprehensive Construction Plan.

34. 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.

56. Negotiate—agreements-to-assure-that-the-subarea-is-adequately-served-by-a
water-iender-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.

6.7. 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. Regquire 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. |
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CHAPTER 6

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 system 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:

e 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.

e 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.

e 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.

e 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.

e Topography limits opportunities for connections between internal sections of the
Bullfrog Subarea.

e No direct access to Interstate 90 is permitted.

e SR 903 is a Class 4 Access Managed Highway within the Subarea.

Opportunities for the circulation system within the Bullfrog area include:

e Long-term improvements to the West Cle Elum/First Street Interchange to add
connections to and from the East.

e 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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e 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.

e 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.

e 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 system, for vehicular and non-motorized
traffic within Bullfrog Subarea and in areas affected by Bullifrog Subarea
development.

. To create a prominent transportation corridor between the Bullfrog Subarea and

downtown Cle Elum.

. To encourage non-motorized transportation__throughout the Bullfrog Subarea

connecting to recreation and educational facilities.

To minimize the traffic impacts on residential areas.

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.

Engineer roads and trails with sensitivity to natural landforms, vegetated buffers,
and environmentally critical areas and in conformance to the City’s development
standards.

Dedicate public roads and easements to the city.

Pave new and existing streets that will serve the Bullfrog Subarea to minimize dust
from vehicle traffic.

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.—

Provide multiple direct access routes into the Bullfrog Subarea to serve the
Washington State Horse Park, residential areas, and the business park;-and-te
provide a connection-to-the entrance-of the MountainStar Resodt.

Provide a esnnection-collector street from-within the Bullfrog Subarea with direct
access to SR-903-near-the Cle Elum-Roslyn School District facilities for-convenient
aceess-to-the-scheels-and to the proposed community recreation center- to reduce
congestion on SR-903.
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10.

11.

12.

13.

14.

15.

16.

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.

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 ineluding tinks to Roslyn and South Cle Elum.

Allow public use of all trails, parks, and open space that form segments of existing
or planned city and regional trail systems.

Improve pedestrian amenities along First Street to provide for safe and comfortable
access between downtown Cle Elum and the Bullfrog Subarea.

Develop a roadway connection between SR 903 and I-90 along a corridor near the
cemetery and the Forest Service Ranger Station.

Improve SR 903 to include appropriate pedestrian, bicycle, and equestrian
facilities.

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.

With Kittitas County and WSDOT, develop a traffic-monitoring program to follow
and document development within the Subarea.

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 fail below a Level of Service D as defined in
the- version of the 1997 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 will 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.

Itis 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 I-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 natural 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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CHAPTER 8
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 faciities sports courts and fields. and trails for hiking, walking, bicyehng;
her—sebaek—Fidmg,—SHGW—mebiw—Fiding,—and—eFess—eeun%ly—skiing.—ln 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 -willgoals will be used.-as-geals-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, Tthese standards
goals-do not include private recreation facilities that might be provided within a specific
development; however, ard 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, 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, 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,
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 StandardGoal |
Courts (Multipurpose) 1/1,250 people

i.e. Basketball, Volleyball, Tennis

Baseball / Softball Fields: 1/750 people
City of Cle Elum presently has 5 baseball / softball fields

Soccer / 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 StandardGoal-— —Needed Acreage Needed For |
Per 1000 Bullfrog UGA Trendwest
Pocket Park 0.5 ac 1.68 Acres 1.56 Acres
ﬁ-e—ig_h_T)orhood Park 2.5 ac. 8.40 Acres 7.80 Acres
Community Park 5.0 ac. 16.8 Acres 15.6 Acres
Regional / Open Space _ 25.0 ac. 84.0 Acres 78.0 Acres
Recreation Facility StandardGoal Needed Facilities Needed for

Per Population 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 / Multipurpose 1/1,500 2 25 Fields 2.0 Fields

These facilities should be developed according to 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 Standaras 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
community,- 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.
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ORDINANCE 1180

ATTACHMENT 2

Zoning Map
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ORDINANCE 1180

ATTACHMENT 3

Planned Mixed Use District
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Chapter 17.45
PMU - PLANNED MIXED USE DISTRICT REGULATIONS

17.45.010
17.45.020
17.45.030
17.45.040
17.45.050
17.45.060
17.45.070
17.45.080
17.45.090
17.45.100
17.45.110
17.45.120
17.45.130
17.45.140
17.45.150

17.45.010

Purposes and objectives.

Mixed use approval required.
Mixed use approval - exemptions.
Mix of uses encouraged.

Uses permitted.

Development standards.
Application procedures.
Application for mixed use approval.
Approval criteria.

The Mixed Use final plan.
Subsequent approvals and permits.
Concurrent processing of development proposal applications.
Sureties.

Expiration of mixed use approval.
Amendment of final plan.

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 of land 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

EXHIBIT G-03



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 of land 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 of CEMC 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.

EXHIBIT G-03



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 of this 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 nonmetal 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;

17. 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 environmental 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. Ttis 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.

1. 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 35 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 of land 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 information 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. Inaddition 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 SEPA 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 of CEMC 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,
¢. Storm water management,
d. Power supply,
e. Schools,
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f. 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 mitigation, including but not limited to the following, where
applicable:

. Wetlands protection,

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 of the final plan is substantially in conformance therewith. All
applications will be reviewed consistent with the requirements of CEMC 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 Sureties.

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

10
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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
plan, except such application need only detail the proposed changes. All changes to the
approved final plan, which are not determined to be in substantial conformance 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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BULLFROG FLATS MAJOR AMENDMENT

Bullfrog Flats Master Plan — Past 18 Months
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BULLFROG FLATS MAJOR AMENDMENT

Bullfrog Flats Master Plan — Next 12 Months
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BULLFROG FLATS MAJOR AMENDMENT

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

* Duringinitial 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
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BULLFROG FLATS MAJOR AMENDMENT

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

* Publiccomment period ended June 25, 2026: received comments from
three members of the public

* Notice of Public Hearing and Staff Recommendation
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BULLFROG FLATS MAJOR AMENDMENT

Purpose of Proposed Sales Center:
TO MARKET AND SELL NEW RESIDENTIAL UNITS

* 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
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BULLFROG FLATS MAJOR AMENDMENT

Application: Requested Amendment to Section 14

*Proposed amendment shown in blue

. RESIDENTIAL USES
[ 3. As shown on Attachment |, residential uses shall be permitted in Parcels B, J. M, P-
o | ! through P-4, 8-1, and S- 2.
11 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:

“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).”
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Application: Requested Amendment to Section 15

*Proposed amendment shown in blue

Blue Fern Development

15. .ot and other development standards for the individual residential uses are specified
in Attachment 2. If a specific standard 1s 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 OfT street parking and loading, 17.64 Landscaping, and 17.76 Site

and design review shall apply.

“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.”



BULLFROG FLATS MAJOR AMENDMENT

Example Sales Center
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BULLFROG FLATS MAJOR AMENDMENT

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.

PERMITTED ACTIVITIES & FACILITIES WOULD INCLUDE:

e Sales Offices

* Model & Demonstration Homes

* Design Studios

e Customer & Visitor Parking

e Other facilities & activities customarily incidental to the
marketing & sale of new residential units, whether conducted in
a temporary or a permanent structure
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BULLFROG FLATS MAJOR AMENDMENT

Summary of Recommended Use Standards

The use should be subject to 9 conditional standards, summarized here and listed in their entirety in the Recommendation:

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.

Blue Fern Development



BULLFROG FLATS MAJOR AMENDMENT

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

O,

Blue Fern
Development



Blue Fern @ Development

Thank You

[m]™ti[m] To learn more and view the most
E: recent updates, pleasevisit:
O www.Bullfrog-Flats.com
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Before Hearing Examiner
Gary N. McLean

BEFORE THE HEARING EXAMINER
FOR THE CITY OF CLE ELUM

DEVELOPMENT AGREEMENT

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
)
)

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.

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.

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.

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.

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.

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

Hearing Examiner’s Recommendation of Approval Page 2 of 4
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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 135, 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.

I11. 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.

Hearing Examiner’s Recommendation of Approval Page 3 of 4
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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

Hearing Examiner’s Recommendation of Approval Page 4 of 4
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Before Hearing Examiner
Gary N. McLean

BEFORE THE HEARING EXAMINER
FOR THE CITY OF CLE ELUM

DEVELOPMENT AGREEMENT

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
)
)

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.

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.

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.

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.

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.

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 135, 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.

I11. 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

Hearing Examiner’s Recommendation of Approval Page 4 of 4
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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
UGA DEVELOPMENT AGREEMENT,
submitted by

File No. PMU-2026-001

BULLFROG FLATS LLC/ BLUE FERN, FINDINGS, CONCLUSIONS AND
RECOMMENDATION OF APPROVAL

Applicant

N N N N N N N N N N N

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. 4-01, pp. 6-7).

FINDINGS, CONCLUSIONS AND
RECOMMENDATION OF APPROVAL FOR

MAJOR AMENDMENT TO THE BULLFROG GARY N. MCLEAN

FLATS DEVELOPMENT AGREEMENT — HEARING EXAMINER FOR THE CITY OF CLE ELUM
FILE NO. PMU-2026-001 CITY HALL — 119 WEST FIRST STREET

Page l Of 14 CLE ELUM, WASHINGTON 98922

RECEIVED
By Virgil Amick at
3:30 pm, September 4, 2026
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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 Kolouskova,
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
E; * | 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

FINDINGS, CONCLUSIONS AND
RECOMMENDATION OF APPROVAL FOR

MAJOR AMENDMENT TO THE BULLFROG GARY N. MCLEAN
FLATS DEVELOPMENT AGREEMENT — HEARING EXAMINER FOR THE CITY OF CLE ELUM
FILE NO. PMU-2026-001 CITY HALL — 119 WEST FIRST STREET
Page 2 of 14 CLE ELUM, WASHINGTON 98922
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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 08/18/2026 | Blue Fern slide presentation, hard copy provided to the Examiner during the public
slides 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

FINDINGS, CONCLUSIONS AND
RECOMMENDATION OF APPROVAL FOR

MAJOR AMENDMENT TO THE BULLFROG GARY N. MCLEAN
FLATS DEVELOPMENT AGREEMENT — HEARING EXAMINER FOR THE CITY OF CLE ELUM
FILE NO. PMU-2026-001 CITY HALL — 119 WEST FIRST STREET
Page 3 of 14 CLE ELUM, WASHINGTON 98922
RECEIVED
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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.

BULLFROG FLATS MAJOR AMENDMENT

Bullfrog Flats Master Plan — Next 12 Months

PHASES S1,S52&J
August of 2026: First rollout of Risewell homes available for sale

PHASES P4 &M

By Year End of 2026:
« Plat approvals anticipated

Spring of 2027:
 Site development

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.
Kolouskovd, 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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BULLFROG FLATS MAJOR AMENDMENT

Example Sales Center

EXTERIOR VIEW INTERIOR VIEW

(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
Mpr. 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. §-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. 4-01, 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. A4-01, pp. 6-7).

20. 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. 4-01, 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. 4-01).

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:

L. 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. 4-01, p. 7).

5. The SEPA Responsible Official properly determined that no additional environmental review
is required for consideration of this amendment. (Ex. 4-01, 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. 4-01, 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 4™ 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.

FINDINGS, CONCLUSIONS AND
RECOMMENDATION OF APPROVAL FOR
MAJOR AMENDMENT TO THE BULLFROG
FLATS DEVELOPMENT AGREEMENT -
FILE NO. PMU-2026-001

Page 13 of 14

GARY N. MCLEAN

HEARING EXAMINER FOR THE CITY OF CLE ELUM

CITY HALL — 119 WEST FIRST STREET
CLE ELUM, WASHINGTON 98922

RECEIVED
By Virgil Amick at
3:30 pm, September 4, 2026



wprosek
sept 4


10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26

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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