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Good morning Mr. Lathrop,
 
I have attached a copy of my staff report so you have a chance to review it before the hearing next
week.
 
Please let me know if you have any questions or concerns.
 
Thanks so much,
 

  Planner I 
  Kittitas County 
  Community Development Services
  411 N. Ruby Street; Suite 2
  Ellensburg, WA 98926
  509-962-7637
  rachael.stevie.cd@co.kittitas.wa.us
 
Please Note:  In an effort to mitigate the spread of COVID-19 and the Governor’s "Safe Start" reopening plan, Kittitas
County Community Development Services is currently in Phase 3 and is open to the public in a limited capacity. At
this time many of us are on a rotating schedule working from home and in the office; during this time I will do my
best to respond to you as promptly as possible.
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COMMUNITY PLANNING  BUILDING INSPECTION  PLAN REVIEW  ADMINISTRATION  PERMIT SERVICES  CODE ENFORCEMENT  


KITTITAS COUNTY COMMUNITY DEVELOPMENT SERVICES 
411 N. Ruby St., Suite 2, Ellensburg, WA  98926 


CDS@CO.KITTITAS.WA.US 
Office (509) 962-7506 


Fax (509) 962-7682 
                                                                                                                                                                          


“Building Partnerships – Building Communities” 


BULL RANCH LONG PLAT (LP-21-00001) 
FINDINGS OF FACT, DECISION, AND CONDITIONS OF APPROVAL 


 
 
I. GENERAL INFORMATION 
 
Requested Action:  Steven Lathrop, registered agent for Lathrop Development Co, Inc., landowner, submitted an 
application for a one hundred and thirty-eight (138) single-family residential lot plat that includes seven (7) access 
tracts and associated utility infrastructure, on 1 parcel totaling 45.02 acres of land that is zoned Residential within 
the Urban Growth Area (UGA).  
 
Location:  The project area is located directly east of the City of Ellensburg along Kittitas Highway and Bull Rd. 
It includes one parcel owned by Lathrop Development Co, Inc. The subject property is parcel 298633, in the 
western half of the northeast quarter of Section 12, Township 17, Range 18, bearing Assessor’s Map number 17-
18-12010-0006.  
 
II. SITE INFORMATION 
 
Total Project Size:  45.02 acres 
Number of Lots:  138, minimum lot size 7200 square feet  
Domestic Water:  City of Ellensburg 
Sewage Disposal:  City of Ellensburg  
Fire Protection:   Kittitas Valley Fire & Rescue (Fire District 2) 
Irrigation District:  Ellensburg Water Company 
 
Site Characteristics:  
North: Primarily residential  
South: Primarily undeveloped farmland  
East: Primarily undeveloped farmland 
West: Primarily residential 
 
Access:  Primary access to the site will be via South Bull Road on the west and Kittitas Highway on the north.   
 
Zoning and Development Standards:  The subject property is located in Residential zoning within an Urban 
Growth Area. The purpose and intent of the Residential zone is to provide for and protect areas for homesite 
development designed to meet contemporary building and living standards where public water and sewer systems 
are provided. The purpose and intent of the Urban Growth areas is to provide for areas that are suitable and 
desirable for urban densities as determined by the sponsoring city's ability to provide urban services, and to allow 
for alternative methods of development that allows for infill and development at urban levels.   
 
Preliminary Plats:  The plat drawing submitted with the current application was reviewed under the current 
version of KCC 16.12 Preliminary Plats.  
 
III. ADMINISTRATIVE REVIEW 
 
Deemed Complete: A Long Plat Application and SEPA Checklist were submitted to Kittitas County Community 
Development Services on March 23, 2021. The application was deemed complete on March 30, 2021.  
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Notice of Application:  The site was posted pursuant to KCC 15A.03.110 on March 31, 2021. Two posting sites 
were established near two primary access routes. A Notice of Application was mailed to all state and local 
agencies/departments with potential interest in the project as required by KCC 15A.03.060, as well as to adjacent 
landowners located within five hundred (500) feet of any portion of the boundary of the proposal's contiguous tax 
parcels on April 6, 2021 and noticed in the local county paper of record on April 6, 2021 and April 13, 2021. The 
comment period for this notice ended on April 21, 2021. 
 
IV.  COMPREHENSIVE PLAN 
 
The Kittitas County Comprehensive Plan designates the proposal site as an “Urban Growth Area”.  Kittitas 
County has established the following goals and policies to guide activities that are designated in these lands.  
These goals and policies were developed in response to identified needs within the county, and support the 
County Wide Planning Policies:  
 
LU-G2: Promote the development of large-scale, high-intensity urban land uses within the UGA where there is 
supporting infrastructure. 
 
Staff Consistency Statement:  
The project proposal will establish 138 residential lots, where there is currently only one lot.  Existing city 
services are sufficient to support this growth. 
 
LU-G4: Maintain a flexible balance of land uses which will protect, preserve, and enhance the rural 
character, historical forest lands, agricultural industries, mineral lands, and high-quality environment. 
 
Staff Consistency Statement:  
The proposed project is establishing open space areas that will protect Lyle Creek and its associated buffer. 
 
LU-P7: Promote infill development of vacant or under-utilized properties. 
 
Staff Consistency Statement:  
The proposed project will replace long un-used farmland with 138 residential lots, which will help to expand 
housing availability in Kittitas County. 
 
LU-P47: Encourage and accommodate future expansion of utilities and roadways in a logical manner for new 
development in urban growth areas. Expansion of utilities and roadways shall not be made exclusively to 
accommodate new development outside of urban growth areas. 
 
Staff Consistency Statement:  
The proposed project will utilize utilities and roadways already established by the City of Ellensburg.  The 
proposed project will also add seven (7) new access tracts to support the newly established residences and their 
occupants.  
 
CDS staff reviewed the project for consistency with the Kittitas County Comprehensive Plan as described 
above. CDS finds the proposed development consistent with the Goals and Policies of the Kittitas County 
Comprehensive Plan. 
 
V. ENVIRONMENTAL REVIEW 
 
A critical areas review of the parcel was conducted by CDS staff. There is a Type 9 Stream that has been 
identified as Lyle Creek in the northwestern portion of the site.  The stream has a 50’ buffer that no development 
is proposed within. 
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Kittitas County CDS issued an MDNS for this project on May 20, 2021 (See Index #38) after utilizing the 
optional DNS process. The SEPA MDNS includes conditions that Lyle Creek and its 50’ buffer will be denoted 
on all final surveys, and that the applicant will work with WDFW to protect fish and habitat migration along Lyle 
Creek.  The MDNS also includes a condition that if any development leads to inadvertent discovery of cultural or 
archaeological material, work will immediately be stopped, and the proper authorities shall be contacted. 
 
VI. AGENCY AND PUBLIC COMMENTS 
 
Applicable agencies, adjacent property owners, and interested parties have been given the opportunity to review 
this proposal and have been notified of the Public Hearing. Public comments were received and are included in 
the record (Index #s 23, 24, 29, 30). The City of Ellensburg Public Works & Utilities, Department of Health – 
Office of Drinking Water, Kittitas County Community Development Services – Building, City of Ellensburg 
Public Works, Department of Archaeology & Historic Preservation, Department of Ecology, Kittitas County 
Public Works, and the Washington Department of Fish & Wildlife all submitted timely comments (Index #s 20-
22, 25-28, 31).   
 
In addition to these agency comments the following individuals submitted comment during the comment period: 
Valerie Robinson, Robyn Arango, Chad Bala, and Liz Ritzenhaler. 
 
Below are summaries of the substantive agency comments submitted. For full context and details please see Index 
#s 20-22, 25-28, 31 
 
City of Ellensburg Public Works & Utilities: The City of Ellensburg Public Works and Utilities Department 
commented that the proposed development will need to extend the existing 4” gas main on Bull Road throughout 
the development, provide service stubs to each lot, and loop the main into the existing 6” main on the north side 
of Kittitas Highway.  This will include road crossing, traffic control, and roadway/sidewalk restoration. 
 
Certain service stubs will require 10’ access and utility easements that shall be recorded on the final plat. 
 
City gas crews will install gas main and service stubs in developer provided trenches. The applicant is to provide 
the trench, smooth sand bedding, and backfill at the specified depth and required utility separation as indicated on 
materials provided by City of Ellensburg Public Works and Utilities. 
 


Applicant response: “Concur with comments which will be addressed in construction drawings and final 
plat engineering.” 
 
Staff response: CDS Staff has conditioned this proposal to include collaboration between the applicant 
and the City of Ellensburg for utility design and installation. 


 
Department of Health – Office of Drinking Water: The Department of Health – Office of Drinking Water 
provided comment that the City of Ellensburg’s water system has sufficient capacity to serve the proposed 
additional connections, however, the City may consider reviewing the local impact for both water demands and 
generated sewage for the respective systems. 
 


Applicant response: “Subject property is within the City of Ellensburg urban growth area and adequate 
sewer and water capacity to serve project confirmed.” 


  
 Staff response: CDS staff provided comment to the applicant. 
 
Kittitas County Community Development Services – Building Department: Kittitas County Building Department 
commented that all new structures are required to be permitted and built to the current Kittitas County adopted 
building codes at the time of construction. 
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 Applicant Response: “Concur with comments.” 
 


Staff response: CDS Staff provided comment to the applicant and conditioned the proposal to ensure all 
structures are permitted and built to current Kittitas County adopted building codes at time of 
construction. 


 
City of Ellensburg – Public Works: City of Ellensburg Public Works provided comments outlining the 
requirements for potable water, fire hydrants, sewer mains, roadway and access, and stormwater discharge.  They 
also provided comments concerning utilities, easements, irrigation, addressing and road naming. 
 


Applicant Response: “Water: Concur with comments which will be addressed in construction drawings 
and final plat engineering. Sewer: Concur with comments which will be addressed in construction 
drawings and final plat engineering. Roadway and access: Concur with comments which will be 
addressed in construction drawings and final plat engineering. Storm water: Concur with comments 
regarding conveyance for existing roadside ditches, separation from groundwater, and stormwater 
modeling requirements. The SWPPP, TESC, and O&M documents will be provided as requested and an 
NPDES permit will be obtained from DOE.” 
 
Staff response: CDS Staff has conditioned this proposal to include collaboration between the applicant 
and the City of Ellensburg for utility design and installation. 


 
Department of Archaeology and Historic Preservation: Department of Archaeology and Historic Preservation 
(DAHP) commented that due to the proximity to Lyle Creek and the potential for encountering cultural resources, 
they are recommending a professional archaeological survey of the project area as well as consultation with the 
concerned Tribes’ cultural committees regarding cultural resource issues. 
 


Applicant response: “The subject property was a farmstead and has been intensively farmed and 
irrigated for over 130 years with various and numerous ground disturbing activities taking place from 
time to time all across its scope. The required buffer adjacent to Lyle Creek will be maintained. A cultural 
resource survey will be contracted. The contract will include services for consultation with the Yakama 
Nation, the Confederated Tribes of the Colville Reservation, and the Snoqualmie Tribe. Results will be 
registered within the DAHP project tracking system. Following the results of the contracted background 
research and surface survey we will seek guidance on plans for shovel probing, and/or archaeological 
monitoring of roadways and utility trenches. An inadve1tent discoveries agreement will be developed 
following DAHP guidelines and a paper copy will be carried onsite during construction activities.” 
 
Staff response: CDS Staff has provided this comment to the applicant and conditioned this proposal to 
ensure that if ground disturbing or other activities related to the proposed project result in the inadvertent 
discovery of cultural or archaeological materials, work shall be stopped in the immediate area and contact 
be made with the Washington State Department of Archaeology and Historic Preservation (DAHP).   


 
Department of Ecology: The Department of Ecology (DOE) provided comments outlining NPDES Construction 
Stormwater Permit requirements and thresholds.  DOE also outlined requirements surrounding the withdrawal of 
ground water as well as dam safety. 
 


Applicant response: “Water quality: No storm water is proposed to be discharged off-site either during 
construction of development or thereafter. However, an NPDES construction permit will be applied for.  
Water resources: The subject property has surface water irrigation rights which will be utilized initially 
for dust control. Municipal water will be available shortly after development activities commence. No 
other uses of surface or ground water is anticipated. Dam Safety: No water, including storm water 
retention, will require the impoundment of water sufficient to require a dam safety construction permit. 
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The proposed development will have small infiltration ponds (less than 0.5 acre-feet each) for overflow 
conditions from the roadside swales. The small infiltration ponds will be significantly smaller than the 
thresholds that trigger dam safety which are 10 acre-feet of volume and over 6 feet berm.” 
 
Staff response:  CDS staff provided the comments to the applicant and conditioned the proposal to 
include obtaining a NPDES permit and submitting plans to DOE to determine if a DAM Safety 
construction permit will be necessary. 


 
Kittitas County Public Works: Kittitas County Public Works (KCPW) provided comments addressing private and 
public road standards, driveways, utility easements, UGA design criteria, lot closures, access permits, addressing, 
fire protection and mailbox placement. Additionally, KCPW requested the survey be resubmitted with a surveyor 
stamp.  KCPW also outlined engineering requirements and noted that grading should not alter the existing flow of 
any waters. 
 
 Applicant Response: “The proposed roadways will be public and no private roads are proposed.” 
 


Staff response:  CDS staff provided comments to the applicant and conditioned the proposal to ensure the 
applicant obtains all necessary permits through Public Works and complies with current road standards.  
Additionally, the applicant shall address survey and engineering changes noted in the Public Works 
comment letter for final plat approval.  


 
Washington Department of Fish & Wildlife: The Washington Department of Fish & Wildlife (WDFW) provided 
the following recommendations: all critical area buffers shall be marked on parcel maps and in the field, the 
buffer for Lyle creek should be planted with a variety of native plants to help provide some functions associated 
with the riparian ecosystem, and the fish habitat and migration along Lyle Creek shall be protected.  WDFW also 
recommended that a wetland delineation be conducted.  
 


Applicant Response: “Critical areas will be protected and maintained as required under KCC 17 A.03 
and other applicable laws and regulations. Open space areas will be converted from historical 
agricultural and overgrown vegetation to a more natural and low maintenance landscape. The assistance 
of WDFW is welcomed in this regard. The subject property has no rights to divert or use water from Lyle 
Creek and no interest or rights in or over the present diversion structure or the Lyle Creek water course. 
The comments submitted should be directed to the appropriate rights holders. Historic and current uses 
of the subject property are exempt activities under the county critical areas ordinance. The applicant will 
comply with KCC 17 A.03 as it may apply to the project.” 
 
Staff response:  CDS Staff provided comments to the applicant and conditioned the proposal to ensure the 
applicant notates the Lyle Creek buffer on the final survey and works with WDFW to protect fish habitat 
and migration.  CDS did not require a wetland delineation as recommended by WDFW due to the fact 
that neither Kittitas County GIS or DNR GIS indicated any wetlands on the property. 


 
Below are summaries of the public comments submitted. For full context and details please see Index #s 23, 24, 
29, 30 
 
Valerie Robinson: Ms. Robinson asked to be notified of the Public Hearing for this project. 
 
 Applicant response: “Concur that notices of the public hearing should be provided as provided by law.”  
 
Robin Arango: Ms. Arango expressed hope that a certain tree by Lyle Creek will remain in place.  She also asked 
the applicant to consider adding green space or riparian buffer that will provide the local wildlife a chance to 
remain a part of the landscape. 
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Applicant response: “The project will include a mixture of single and two-story homes as permitted by 
County code with buffer and unimproved areas remaining along the steeper slopes and Lyle Creek. There 
are no plans to remove the tree that she mentions, which is located within the Lyle Creek buffer.” 


 
Chad Bala: Mr. Bala provided comments regarding the possibility of a joint access road.  Additionally, he 
requested that if any of the irrigation structures on the applicant’s property are altered, that he be made aware so 
he can continue to irrigate his property.  Lastly, Mr. Bala has concerns of possible unintended consequences 
Stormwater pond 2 will have on his property.  Mr. Bala commented that he is in support of the project and willing 
to work with the applicant regarding his concerns. 
 
 Applicant response: “Access: Concur and are currently working directly with them to discuss options  


Irrigation: The irrigation structure on the subject property which diverts water from Lyle Creek and 
serves this adjacent property will not be changed or affected. The open ditch running from this structure 
will also remain in its present location for about the upper two thirds of its length and then will be put 
into an underground pipe to the adjacent property. The location of the pipe will be somewhat different 
from the location of the ditch but its discharge point onto the adjacent land will be substantially the same. 
The adjacent landowner will be provided plans to review and approve. Stormwater: The two proposed 
stormwater ponds are proposed for infiltration, in an overflow condition for the roadside swales. While 
the roadside swales have been designed to infiltrate based on the geotechnical information developed for 
the project, it was considered a safety best management practice to have additional infiltration storage in 
the two ponds. The infiltration ponds have been placed at natural low areas of the site, where infiltration 
is feasible, as recommended by the geotechnical engineer. The locations and elevations for the ponds 
allow for at least 3 feet separation to existing seasonal high groundwater. The infiltration ponds will be 
further detailed on the construction plans and designed to ensure that there are no impacts to 
downstream properties.” 


 
Liz Ritzenthaler: “Ms. Ritzenthaler questioned whether this project would add sidewalks to the eastern portion of 
Bull Rd.  She also expressed support of Ms. Arango’s comment, and also hopes the specific tree remains in place.  
Ms. Ritzenthaler suggested community-oriented open space, such as a playground may be less impactful to the 
riparian buffer.  Finally, Ms. Ritzenthaler had questions about Bull Road becoming a more trafficked arterial road, 
keeping the water alongside of the road daylighted, and connecting the segmented section of Umptanum Road. 
 
 Applicant response: “The half street improvement on the east side of Bull Road will be done to city 
standards with respect to sidewalks. A traffic study will be provided. The project will not affect Lyle Creek. The 
balance of the comments are addressed elsewhere in this response.” 
 
CDS has reviewed all of the comments submitted and conditioned this Staff Report to address many of the 
concerns noted. 
 
VII. PROJECT ANALYSIS 
 
In review of this proposal, it is important to consider the goals and policies of the comprehensive plan, applicable 
county code, public and agency comments, any identified environmental concerns and state and federal 
requirements.  Identified below is planning staff’s analysis and consistency review for the subject application. 
 
Comprehensive Plan Consistency: 
The proposal is consistent with the goals and policies of the Kittitas County Comprehensive Plan.  The 
subdivision is adequately served by Kittitas County and City of Ellensburg services.  The lots are served by the 
City of Ellensburg water system.  The proposal is a large-scale, high-intensity urban land use that is within the 
UGA and there is supporting infrastructure as noted in LU-G2.  The proposal also supports infill of otherwise 
underutilized land as noted in LU-P7. 
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Consistency with the provision of KCC 17 Zoning: 
The proposal is consistent with the provisions of KCC 17.11. The lots approved are each a minimum of 7200 feet 
and meet the minimum density requirement of 4 lots per acre which is consistent with Residential Zoning within 
an Urban Growth Area.  The density calculation subtracted roadway, critical area buffers and lands used for 
development purposes pursuant to KCC 17.11.050.  CDS reviewed the project for consistency with KCC 17.11 
and found that it was consistent.  
 
Consistency with the provisions of KCC 17A Critical Areas: 
This proposal is consistent with the Kittitas County Critical Areas Code.  There is a Type 9 Stream that has been 
identified as Lyle Creek in the northwestern portion of the site.  The stream has a proposed 50’ buffer in the 
application materials which is consistent with Title 17A buffer requirements.  The SEPA MDNS was conditioned 
to protect the creek and its buffer.  CDS staff finds the project, as conditioned, consistent with KCC 17A Critical 
Areas.  
 
Consistency with the provisions of KCC 16.12: Preliminary Plat Subdivision Code: 
This proposal is consistent with the Kittitas County Subdivision Code for Preliminary Plats.   
 
Consistency with the provisions of KCC Title 12: Roads and Bridges: 
All roads are required to meet all Kittitas County Road Standards. 
 
VIII.   RECOMMENDATION 
 
As conditioned below, the application does not appear to be detrimental to the general public health, safety or 
welfare and meets the basic intent and criteria associated with Title 12, Title 13, Title 16.12, Title 17A, Title 
17.11, Title 17.16R and Title 20 of the Kittitas County Code, and the Kittitas County Comprehensive Plan.  Staff 
recommends approval of the Bull Ranch Preliminary Plat, subject to the following findings of fact, conclusions, 
and conditions: 
 
Suggested Findings of Fact 


 
1. Steven Lathrop, registered agent for Lathrop Development Co, Inc., landowner, submitted an application for a 


one hundred and thirty-eight (138) single-family residential lot plat that includes seven (7) access tracts and 
associated utility infrastructure, on 1 parcel totaling 45.02 acres of land that is zoned Residential within the 
Urban Growth Area (UGA).  
 


2. Site Information:  
 
Total Project Size:  45.02 acres 
Number of Lots:  138, minimum lot size 7200 square feet  
Domestic Water:  City of Ellensburg 
Sewage Disposal:  City of Ellensburg  
Fire Protection:  Kittitas Valley Fire & Rescue (Fire District 2) 
Irrigation District:  Ellensburg Water Company 
 
Site Characteristics:  
North: Primarily residential  
South: Primarily undeveloped farmland  
East: Primarily undeveloped farmland 
West: Primarily residential 
 


Access:  Primary access to the site will be via South Bull Road on the west and Kittitas Highway on the north.   
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3.  The Comprehensive Plan Land Use designation is Urban. 
 
4.  The subject property is zoned Residential within an Urban Growth Area.  
 
5. A Long Plat Application and SEPA Checklist were submitted to Kittitas County Community 


Development Services on March 23, 2021. The application was deemed complete on March 30, 2021. 
The site was posted pursuant to KCC 15A.03.110 on March 31, 2021. Two posting sites were established 
near two primary access routes. A Notice of Application was mailed to all state and local 
agencies/departments with potential interest in the project as required by KCC 15A.03.060, as well as to 
adjacent landowners located within five hundred (500) feet of any portion of the boundary of the 
proposal's contiguous tax parcels on April 6, 2021 and noticed in the local county paper of record on 
April 6, 2021 and April 13, 2021. The comment period for this notice ended on April 21, 2021.    


 
6. The proposal is consistent with the goals and policies of the Kittitas County Comprehensive Plan.  The 


proposed subdivision will be adequately served by City of Ellensburg water and sewage systems. Staff 
has conducted an administrative critical area review in accordance with KCC 17A and found that 
although critical areas exist on the parcel, appropriate buffers and mitigations have been recommended to 
minimize impacts and protect these critical areas. 


 
7. This proposal, as conditioned, is consistent with the Kittitas County Zoning Codes 17.11 and 17.16R.  


 
8. This proposal is consistent with the Kittitas County 16.12 Subdivision Code for Preliminary Plats. 


 
9. This proposal as conditioned, is consistent with the provisions of KCC Title 12: Roads and Bridges. 


 
10. This proposal is consistent with the provisions of KCC 15 Environmental Policy. 


  
11. All roads are required to meet all Kittitas County Road Standards. 
 
12. An MDNS was issued by Kittitas County on CDS on May 20, 2021. 


 
Suggested Conclusions: 
 


1. As conditioned, the development meets the goals, policies and implementation recommendations as set 
forth in the Kittitas County Comprehensive Plan. 


 
2. As conditioned, this proposal is consistent with applicable federal and state laws and regulations. 


 
3. Public use and interest will be served by approval of this proposal. 


 
4. As conditioned, the proposal is consistent with Kittitas County Code Title 16 Subdivision, Title 17 


Zoning, Title 17A Critical Areas, Title 15 Environmental, and Title 12 Roads and Bridges. 
 
 
Suggested Conditions of Approval: 
 
1. The project shall proceed in substantial conformance with the plans and application materials on file  dated 


March 23, 2021 except as amended by the conditions herein. 
 
2. The applicant is responsible for compliance with all applicable local, state and federal rules and regulations, 


and must obtain all appropriate permits and approvals. 
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3. All accesses and roads shall be IFC compliant. 
 


4. It is the responsibility of the applicant to contact the Kittitas County Assessor’s and Treasurer’s offices to 
confirm all taxes are current prior to final plat approval. 


 
5. Computer sheets shall be submitted with the final plat showing the closure of plat boundaries, blocks, lots or 


any tract. It is the responsibility of the Professional Licensed Surveyor (PLS) to ensure the lot closures are 
correct and accurate. 


 
6. The Final Plat shall contain the name of the Engineer/Surveyor responsible for preparing the documents on all 


sheets.  
 


7. The proposed development will tie in with the City of Ellensburg’s gas main on Bull Road, will provide stubs 
to each residence, and will loop the connection back into the City’s main on the north side of Kittitas 
Highway. 


 
8. All structures will be permitted and built to the current Kittitas County adopted building codes at the time of 


construction. 
 


9. The applicant will work with the City of Ellensburg to design and install natural gas lines, water lines, sewer 
lines, roadway and access, and stormwater runoff and storage. These elements shall be constructed to City of 
Ellensburg standards. 


 
10. The applicant will obtain a NPDES Construction Stormwater General Permit. A set of construction plans shall 


be submitted to the Department of Ecology to determine if a Dam Safety construction permit will be 
necessary. 


 
11. The applicant will obtain all necessary permits through Kittitas County Public Works and will comply with 


current road standards. Requested survey and engineering changes noted in the Kittitas County Public Works 
comment letter (dated 4/20/2021) shall be addressed for Final Plat approval. 


 
In addition to the conditions noted above, the following MDNS conditions shall also apply 


 
Critical Areas 
 
1. All final surveys shall include denotation of Lyle Creek and it’s 50’ buffer. 
 
2. The applicant will work with WDFW to protect fish habitat and migration along Lyle Creek. This may include 


but is not limited to installation of fish screening and/or replacement of the Bull Road Culvert with a new 
water crossing structure.  Compliance with any associated HPA conditions shall be required. Any 
encroachment into riparian buffer areas shall be mitigated consistent with WDFW recommendations and 
consistent with Kittitas County Code 17A. 


 
Cultural Resources 


 
3. Should ground disturbing or other activities related to the proposed subdivision result in the inadvertent 


discovery of cultural or archaeological materials, work shall be stopped in the immediate area and contact be 
made with the Washington State Department of Archaeology and Historic Preservation (DAHP).  Work shall 
remain suspended until the find is assessed and appropriate consultation is conducted.  Should human remains 
be inadvertently discovered, as dictated by Washington State RCW 27.44.055, work shall be immediately 
halted in the area and contact made with the coroner and local law enforcement in the most expeditious manner 
possible. 








From: Rachael Stevie (CD)
To: "steve@lathropdev.com"
Cc: "steve@lwhsd.com"; "betsy@lathropdev.com"; "david@lathropdev.com"; Jeremy Johnston
Subject: LP-21-00001 Bull Ranch - Additional Pre-app memo
Date: Thursday, April 1, 2021 8:57:00 AM
Attachments: image001.png

KC-001 Bull Ranch Gas Comments.pdf

Good morning Mr. Lathrop,
 
Please see the attached pre-app memo from the City of Ellensburg Public Works and Utilities that
we just received this morning.
 
I anticipate noticing your application next Tuesday 4/6/21.
 
Thanks so much and have a great day!
 

  Planner I 
  Kittitas County 
  Community Development Services
  411 N. Ruby Street; Suite 2
  Ellensburg, WA 98926
  509-962-7637
  rachael.stevie.cd@co.kittitas.wa.us
 
Please Note:  In an effort to mitigate the spread of COVID-19 and the Governor’s "Safe Start" reopening plan, Kittitas
County Community Development Services is currently in Phase 3 and is open to the public in a limited capacity. At
this time many of us are on a rotating schedule working from home and in the office; during this time I will do my
best to respond to you as promptly as possible.
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City  of
CITY  OF  ELLENSBURG
Public  Works  &  Utilities  Department
501 Nortl'i  Anderson  Street;  Ellensburg,  WA  98926


Ph: (509)  962-7124  Fax:  (509)  925-8662


www.ci.ellensburg.wa.us


Memorandum


Date: March  30, 2021


To: Jeremy  Johnston,  Kittitas  County  Commui'iity  Development


From: Darin Yusi, Gas Engineeffl
Re: Proposed  Bull  Ranch  Development  Project


The  following  are the City  of  Ellensburg  Gas Division  comments  on the proposed  Bull  Ranch


Development  off  Bull  Rd  and  Kittitas  Hwy.


Natural  Gas:


There  is a 4-inch  main  located  at the intersection  of  Bull  Rd and Umptanum  Rd.  The  City  of


Ellensburg  Bull  Road  Utility  Extension  project  currently  under  construction  will  include  the


extension  of  that  4-inch  main  across  Bull  Road  to the entrance  of  the  proposed  development.  This


extension  should  take  place  by  mid-year  2021.


The  proposed  development  will  be required  to tie  into  the  main  on Bull  Road  and extend  the  gas


main  throughout  the development  and provide  service  stubs  to each  lot. The  mainline  will  also


need  to be looped  into  the  6-inch  main  on the  North  side  of  Kittitas  Highway.  The  developer  will


need  to provide  the road  crossing,  appropriate  traffic  control,  and roadway/sidewalk  restoration.


A  natural  gas utility  map  is included  with  these  comments.


There  are a few  flag  lots  within  the  proposed  development.  Those  service  stubs  will  require  10'


access  and  utility  easements  and need  to be recorded  on  the  final  plat.


City  gas crews  will  install  gas main  and service  stubs in developer  provided  trenches.  The


applicant  is to provide  the trench,  smooth  sand bedding,  and backfill  at the specified  depth  and


required  utility  separation  as indicated  on the  details  G-12  and G-13.


To  serve  the  homes  with  natural  gas, the  applicant  can  apply  for  service  through  applications  found


on the City's  website  or at City  Hall.  There  are also natural  gas rebates  for  new  construction.


Please  contact  City  Gas Division  at 962-7124  for  any  further  questions.


Remember  any  contractor  digging  on the property  or in  the  right  of  way  must  call  the One-Call


Underground  Utility  Notification  Center  - 811.







WORK PHONE


03/16/2021


Parcel - 298633 (17-18-12010-0006)   -   East of Umptanum and Bull Rd Intersection
CONTACT NAME


PROJECT ADDRESS


DATE


206-799-0728Steve Lathrop


DISCLAIMER:
THE CITY OF ELLENSBURG ENERGY SERVICES DEPARTMENT CANNOT VERIFY THE ACCURACY OF THE UTILITIES
REPRESENTED ON THIS PLAN. THEY ARE DISPLAYED FOR EASE OF PLANNING AND INSTALLATION AND ARE BASED
UPON BEST INFORMATION AVAILABLE. CONTRACTORS AND DEVELOPERS SHOULD REFER TO CIVIL PLAN FOR MOST
CURRENT DESIGN REVISION AND CALL 811 BEFORE YOU DIG.


QUESTIONS: DARIN YUSI 509-962-7229
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FINISHED GRADE


SURFACE
RESTORATION


36" MIN
42" MAX


6"


24" MIN
SEPARATION


6" SAND BEDDING


15KV PRIMARY
ELECTRICAL CONDUIT


COMMUNICATIONS
CONDUIT


36"-48" TYPICAL


SMOOTH SAND BEDDING


NATURAL GAS MAIN
WITH TRACER WIRE.


36" MIN
SEPARATION


WATER
 MAIN


36" MIN
SEPARATION


LOCATE TAPE
12" ABOVE


6" SAND COVER


LOCATE TAPE
12" ABOVE


30" MIN
36" MAX


JCMIB NONE


G-12


REVISED 11-25-15


DISTRIBUTION
TRENCH REQUIREMENTS


07-19-01


CITY OF ELLENSBURG
STANDARD PLANS & DETAILS


DRAWN BY: UPDATED BY:DATE: SCALE:


PLAN NO.







GENERAL NOTES:


1) THE MINIMUM DEPTH OF TRENCH REQUIRED FOR NATURAL GAS SERVICE LINE IS 18" ON PROPERTY
WITH A MINIMUM DEPTH OF 24" IN THE RIGHT OF WAY.  THE MINIMUM DEPTH OF TRENCH FOR
SECONDARY ELECTRICAL SERVICE CONDUIT IS 30", MAXIMUM OF 42".  TRENCH DEPTH MIN / MAX CAN
CHANGE WITH PRIOR APPROVAL FROM ENERGY SERVICES.


2) TRENCH SHOULD BE AS STRAIGHT AS POSSIBLE WITH NO MORE THAN (3) 90° BENDS. IN AREAS
WHERE TRENCH CHANGES DIRECTION, CORNERS SHOULD BE ROUNDED TO ALLOW FOR SWEEPS. THE
FLOOR OF THE TRENCH, SHOULD BE AS LEVEL AND FLAT AS PRACTICALLY POSSIBLE.  THE SWEEP
BELOW THE METER SHOULD BE DIRECTED TOWARD THE SOURCE OF THE SERVICE (TYPICALLY THE
TRANSFORMER OR HANDBOX AT THE PROPERTY CORNER), NOT PERPENDICULAR TO THE BUILDING.


3) BACKFILL SHOULD NOT BE USED IF IT CONTAINS LARGE ROCK, PAVING MATERIALS, CINDERS, LARGE
OR SHARPLY ANGULAR SUBSTANCE OR CORROSIVE MATERIALS WHICH CAN DAMAGE THE PIPELINE,
CONDUITS, CABLES OR OTHER SUBSTRUCTURES AND / OR PREVENTS ADEQUATE COMPACTION OF FILL.


4) SERVICE LINES MAY BE IN A JOINT TRENCH PROVIDED A MINIMUM SEPARATION OF 12" IS
MAINTAINED, WHILE 18" IS PREFERRED. UTILITY MAY REQUIRE STAKING PRIOR TO BACKFILL TO
MAINTAIN REQUIRED SEPARATION AND ADEQUATE COVERAGE. NO UTILITY WILL BE PLACED OVER THE
TOP OF THE GAS SERVICE LINE.


5) SMOOTH SAND BEDDING IS REQUIRED FOR GAS SERVICE LINES AND SECONDARY  ELECTRICAL
CONDUITS. MAINTENANCE SAND MAY NOT BE USED AS SAND BEDDING.


6) BACKFILLING MUST BE COMPLETED AT THE TIME THE GAS SERVICE LINE IS INSTALLED AND MADE
LIVE.  WIRE WILL NOT BE PULLED INTO CONDUITS UNTIL BACKFILL IS COMPLETED.


FINISHED GRADE


SURFACE
RESTORATION


18" MIN
24" MAX


6"


6" SAND
COVER


6" SAND BEDDING


SECONDARY ELECTRICAL
SERVICE CONDUIT


COMMUNICATIONS
CONDUIT


BACKFILL MATERIAL CONSISTING
OF BALLAST OR NATIVE MATERIAL
MECHANICALLY TAMPED TO 95%
MAXIMUM DENSITY


SMOOTH SAND BEDDING


LOCATE TAPE


NATURAL GAS SERVICE LINE
WITH TRACER WIRE.


24"
TYPICAL


18" TYP (12" MIN)
SEPARATION


30" MIN
42" MAX


TAPE 12"
ABOVE


HFSP NONE
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REVISED 08-06-13
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TRENCH REQUIREMENTS


07-19-01


CITY OF ELLENSBURG
STANDARD PLANS & DETAILS
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PLAN NO.







From: Rachael Stevie (CD)
To: "Betsy Lewis"; Steve Lathrop
Cc: steve@lwhsd.com; David Lathrop; Jeremy Johnston
Subject: RE: [External Email] RE: LP-21-00001 Bull Ranch - Deemed Complete
Date: Wednesday, March 31, 2021 1:11:00 PM
Attachments: image001.png

This is perfect.  Thanks so much.
 

  Planner I 
  Kittitas County 
  Community Development Services
  411 N. Ruby Street; Suite 2
  Ellensburg, WA 98926
  509-962-7637
  rachael.stevie.cd@co.kittitas.wa.us
 
Please Note:  In an effort to mitigate the spread of COVID-19 and the Governor’s "Safe Start" reopening plan, Kittitas
County Community Development Services is currently in Phase 3 and is open to the public in a limited capacity. At
this time many of us are on a rotating schedule working from home and in the office; during this time I will do my
best to respond to you as promptly as possible.
 

From: Betsy Lewis <betsy@lathropdev.com> 
Sent: Wednesday, March 31, 2021 12:32 PM
To: Rachael Stevie (CD) <rachael.stevie.cd@co.kittitas.wa.us>; Steve Lathrop
<Steve@lathropdev.com>
Cc: steve@lwhsd.com; David Lathrop <David@lathropdev.com>; Jeremy Johnston
<jeremy.johnston@co.kittitas.wa.us>
Subject: [External Email] RE: LP-21-00001 Bull Ranch - Deemed Complete
 

CAUTION: This email originated from outside the Kittitas County network. Do not click links,
open attachments, fulfill requests, or follow guidance unless you recognize the sender and
have verified the content is safe.

 

Good Afternoon Rachael,
 
Attached is the signed Affidavit of Sign Posting and pictures of the posted signs for the Bull Ranch
Long Plat. 
 
The posting location at Kittitas Hwy specified an area which is not part of The Bull Ranch plat, there
is a house located in that spot which is not owned by Lathrop Development Co., Inc.  I placed the
Kittitas Hwy sign to the east of the house location.
 

mailto:rachael.stevie.cd@co.kittitas.wa.us
mailto:betsy@lathropdev.com
mailto:Steve@lathropdev.com
mailto:steve@lwhsd.com
mailto:David@lathropdev.com
mailto:jeremy.johnston@co.kittitas.wa.us
mailto:rachael.stevie.cd@co.kittitas.wa.us



Please let me know if there is anything else you need. 
 
Thank you,   
 
Betsy Lewis
Lathrop Development Co., Inc.
1572 Robinson Canyon Road
Ellensburg, WA 98926
Cell 509-901-8674
Fax 866-213-1548
betsy@lathropdev.com
 

From: Rachael Stevie (CD) <rachael.stevie.cd@co.kittitas.wa.us> 
Sent: Tuesday, March 30, 2021 8:32 AM
To: Steve Lathrop <Steve@lathropdev.com>
Cc: steve@lwhsd.com; Betsy Lewis <betsy@lathropdev.com>; David Lathrop
<David@lathropdev.com>; Jeremy Johnston <jeremy.johnston@co.kittitas.wa.us>
Subject: LP-21-00001 Bull Ranch - Deemed Complete
 
Good morning Mr. Lathrop,
 
Please see attached correspondence regarding your Long Plat Application.  Your signs are ready to
be picked up at any time.  As soon as I receive your Affidavit of Sign Posting back (a copy is
provided with your signs) and pictures of the signs posted, I will work on getting your application
noticed.
 
If you have any questions, please do not hesitate to contact me.
 
Thank you and have a great day.
 

  Planner I 
  Kittitas County 
  Community Development Services
  411 N. Ruby Street; Suite 2
  Ellensburg, WA 98926
  509-962-7637
  rachael.stevie.cd@co.kittitas.wa.us
 
Please Note:  In an effort to mitigate the spread of COVID-19 and the Governor’s "Safe Start" reopening plan, Kittitas
County Community Development Services is currently in Phase 3 and is open to the public in a limited capacity. At
this time many of us are on a rotating schedule working from home and in the office; during this time I will do my
best to respond to you as promptly as possible.
 
 

The information transmitted by this email is intended only for the person or entity to which it is addressed. This email may contain
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