
BOARD OF COUNTY COMMISSIONERS
KITTITAS COTJNTY, WASHINGTON

RESoLUrroNNo. &l- t'+>
Development Agreement by and between Kittitas Countv

and

Easton Ridge Land Companv.Inc.

THIS ("Development Agreement") is entered into and
effecti .202t, by and between Kittitas County, a
political subdivision of the State of Washington ("County") and Easton Ridge Land Company,
Inc., a corporation organizedunder the laws of the State of Washington ("Developer"). This
Agreement is made pursuant to Revised Code of Washington ("RCW") 36.708J70 andKittitas
County Code ("KCC") Chapter 15A.11.

RECITALS

1. KCC 15A.11 authorizes the execution of a development agreement between the County
and a person having ownership or control of real property within its jurisdiction.

2. This Development Agreement by and between Kittitas County and the Developer relates
to the development to be known as "Marian Meadows Estates" (or simply, the
"Project").

3. The Developer owns certain real property (the "Property") consisting of 445.42 acres
across 17 parcels, located approximately seven miles northwest of Roslyn in portions
of Sections 1 and 12, Township 20, Range 13 E, WM in Kittitas County, bearing
Assessor's map numbers 20-13-01000-0012, 20-13-12000-0013, 20-13-01000-0004,
20-13-01000-0013,20-13-01051-0018,20-13-01051-0014,20-13-01051-0015,20-
13-01051-0013, 20-13-0105t00t2, 20-13-01051-0008, 20-13-01051-0007, 20-13-
01051-0006, 20-13-0105t0002, 20-13-01051-0001, 20-13-01051-0016, 20-13-
0 1 000-00 I I, 20-13-0105 1 -00 1 7.

4. On May I,2018, the Board of County Commissioners approved Ordinance 2018-006,
granting the Marian Meadows Planned Unit Development (PD-17-00001),
Conditional Use Permit (CU-17-00001), and Plat (LP-17-00001) for the Developer to
pursue the Project at the site above.

5. KCC 15A.11.020(2) requires a development agreement to set forth the standards and
other provisions that shall apply to, govern and vest the development, use and
mitigation of the development of real property for the duration specified in the
agreement.
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6. For the purposes of this Development Agreement, "development standards" includes,
but is not limited to all of the standards listed in KCC 154.11.020(5) and/or as

amended by the Marian Meadows Community Standards and Guidelines.
(Exhibit E).

7. KCC 154.11.020(3) requires a development agreement to be consistent with applicable
county development regulations, except as such development regulations have been
modified by the development standards contained in the agreement.

8. Ordinance 2018-006 requires the Developer to enter this Development Agreement with
the County after consideration of (1) compliance with KCC 17.58 Airport Zone and
WSDOT Airport Safety Zones, (2) mitigation measures for the addition of 53 new
students to the Easton School District, (3) traffic and public infrastructure
improvements, (4) mitigation measures for the addition of 89 dwelling units, RV
storage, RV park, campground, and other approved commercial uses to Kittitas
County Fire District#3, and (5) water availability from Easton Water District.

9. The following events have occurred in the processing of the Developer's application:

a. After due notice, a public hearing was held before the Kittitas County Board of
County Commissioners on October 6,2020, pursuant to KCC 15,{.11.060;

b. The October 6, 2020 public hearing was continued until December 15, 2020,
where the Board of County Commissioners remanded the proposed development
agreement to the applicant for discussion on mitigation for impacts to Kittitas
County Fire District #3;

c. After due notice, a public hearing was held before the Kittitas County Board of
Commissioners on July 20,202I, pursuant to KCC 15A.11, where the Board of
County Commissioners continued the public hearing until October 5,202I and
remanded the item to the applicant for further discussion with Fire District #3;

d. On October 5,2021, after further opporfunity for public comment, the Board of
County Commissioners voted to approve this Development Agreement.

10. The "Record" supporting the development, creation, approval, or potential appeal of this
Development Agreement shall include all records before the Board of County
Commissioners in considering Ordinance No. 2018-006, and all records before the
Kittitas County Hearing Examiner in considering the approval of the Marian
Meadows Planned Unit Development (PD-17-00001), Conditional Use Permit (CU-
17-00001), and Plat (LP-17-00001).

AGREEMENT

Now therefore, the parties mutually agree as follows:
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General Provisions

Section 1. Definitions and Recitals. As used in this Development Agreement, the following
terms, words, or phrases shall have the meaning specified in this Section, unless context
otherwise requires. The Recitals to this Development Agreement, together with any headers or
introductions thereto and any definitions ascribed therein, are hereby incorporated into and shall
constitute apart of this Development Agreement.

1.1. 66Adopting

Agreement, 4s

Ordinance" means
required by

the Ordinance that approves
RCW 36.708 and

this Development
KCC 15A.1 1 .

L2. 66Administr^tor" means Administrative Official or Director as defined by Kittitas
County Code.

1.3. "Board" means the Kittitas County Board of County Commissioners.

1.4. ooCertificate of Occupancy" means either a certificate issued after inspections by the
County atthorizing a person(s) In possession of property to dwell or otherwise use a specified
building or dwelling unit, or the final inspection if a formal certificate is not issued.

1.5. "Code" means the Kittitas County Code, as it may be amended from time to time

I.6. o'Development Period" means the duration of the Development Agreement.

L7. "Existing Land Use Regulations" means the Kittitas County Code as of May 1, 2018

1.8. ool,andowner" shall refer to any owner of the Property, now or in the future as

contemplated by the Development Agreement.

I.9. "Marian Meadows Owners Association" or "MMOA' means the non-profit
organization comprised of a five (5) member goveming board, the formation of which will be
addressed within the Covenants Conditions & Restriction's for the Plat of Marian Meadows
Estates to be recorded upon final plat of the second residential subdivision.

1.10. 66Property" means the property subject to this Development Agreement as legally
described in Exhibit A.

1.11. "Recreational Vehicle" or "RV" has the meaning as defined by Kittitas County Code.

I.I2. "Silver Creek Recreational Vehicle Resort" or *SCRVR" means a subset of Marian
Meadows Estates and MMOA providing for ownership of individual recreational vehicle storage
areas, with campground spaces and full-service RV pads in support of MMOA as well as the RV
condominium complex.
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I.l2.l. 66RV Park" shall mean the 15 full-service RV pads for SCRVR owners,
with water, electricity and sewage hook-ups.

r.r2.2.

r.r2.3.

t.t2.4.

"Campground" shall mean the 12 camping sites for SCRVR owners.

ooRV Storageo' shall mean the 100 storage units for SCRVR owners.

*RV Service Center" shall mean the service area for RV owners.

Section 2. The Proiect. The Project consists of the development and use of 445.42 acres in
Kittitas County, more particularly described below. The Project is preliminarily approved
under the Planned Unit Development (PUD) Ordinance (PD 17-0000i), Conditional Use Permit
(CU-17-00001) and Plat (LP17-0001).

2.1 Project Duration. The Project is anticipated to be phased over a twenty-year (20)
period. The Developer will have discretion to determine the order of phasing elements to
maximize work around the quarry buffer zone while allowing quaffy operations to
continue to supply minerals and material to the development. Further information on
Project Phasing and Timelines is included in the attached Exhibit F.

2.2 Supportive Facilities. The Project will include supportive facilities such as a

community center, athletic courts, a pool, solid waste handling facilities, roads, mail
collection/distribution facilities and a trail network.

2.3 Project Oversight, Operations and Management. Until oversight, operations and
ownership is transferred to MMOA as provided in Section 2.4 beIow, the Developer
shall be responsible for all requirements set forth in this Development Agreement.

2.4 Transfer of Oversight, Operations and Ownership to Marian Meadows Ownership
Association. Within thirty days following the end of the Development Period, but in no
case later than sixty days after Developer has transferred title to the purchasers of single-
family residences representing 75% of the 85 residences (meaning 64) to be included in
the MMOA, Developer shall deliver or cause to be delivered to MMOA all community
property, oversight, and operations as provided for in Chapter 64.90 RCW, the
Washington Uniform Common Interest Ownership Act. Developer reserves the right to
deliver the same at any time allowed by law. The MMOA will assume total oversight,
control and authority over the developed portion of the Project and work with the
Developer until final build out.

2.5 Snow Storage on Marian Drive. Regardless of the Civil Plans submitted and
considered by the County under Ordinance No. 2018-006 granting approval to the
Marian Meadows Planned Unit Development (PD-17-00001), Conditional Use Permit
(CU-17-00001), and Preliminary Plat (LP-17-00001), the Project shall include 70-foot
public right-of-way along Meadow Way. This 7O-foot right-of-way will satisfy the
County's requirement for snow storage, taking into consideration that additional snow
storage area is being provided at the end of the County road tumaround.
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Section 3. Residential Development. The Property described in Exhibit A will be developed
into the Plat of Marian Meadows Estates, an 89-lot residential subdivision, including 73 single-
family lots, 12 multi-family townhomes and 4large residential lots.

3.1 Seventy-Three Single-Family Lots. There will be 73 fee-simple lots of I/2 acre in size
or larger, which will contain one single-family residence and/or assessor unit with or
without detached out buildings, a water connection from Easton Water District and an
on-site septic system.

3.2 Twelve Multi-Family Townhomes. There will be 12 attached multi-family units for
sale, lease or rent. These units may be inclusive of enclosed or open parking structures
and will share and support Marian Meadows Estates equal to the single-family uses.

3.3 Four Single-Family Large Lots. There will be 4large parcels (67-95 acres in size) on
the eastem slope of the Project that consist of a single-family residence with associated
out-buildings, on-site septic, and may or may not include a water service connection to
Easton Water District. These 4 parcels will not be members of the Marian Meadows
Owners Association and will not be subject to rules andlor conditions of MMOA. Use of
Marian Meadows Estates community amenities and services shall not extend to these
parcels.

Section 4. Silver Creek al Vehicle Resort Develonment. SCRVR will include 100
RV condominium storage spaces, 12 associated campground pads and 15 full-service RV pads.
SCRVR may include an RV service center that provides commercial and service uses. No RV
storage unit, campground or RV pad may be developed for residential uses.

4.1 One Hundred RV Storage Units. The RV storage area will be approximately 27.06
acres. Ownership of the 100 storage units within SCRVR is limited to interior storage
spaces. Living or staying ovemight in an RV condominium unit will be strictly
forbidden. RV Storage units may not be rented to, or used by, anyone other than the unit
owner.

4.2 Campground and RV Park. The Campground and full-service RV Park will comprise
of approximately 7.7 acres. Use of the Campground and RV Park will be limited to
storage space owners and their guests. The RV Park will be enclosed within chain-link
security type fencing. Any structures within 50' of the south property line will include a
solid wall with no openings in order to deflect noise and lights emanating from the Park.

4.3 RV Service Center. Within the oversight of SCRVR will be the implementation and/or
operation of an RV Service Center and retail outlet. The construction and operation of
the RV Service Center is subject to the approval of a Conditional Use Permit to operate
such a facility, but only in the event that Kittitas County Code allows this use by
Conditional Use Permit in the future. At the discretion of SCRVR or the Landowner,
regardless of any time limitations set forth in this Development Agreement, an
application for a Conditional Use Permit to construct and operate the RV Service Center
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may be submitted pursuant to Chapter 17.60A of Kittitas County Code and shall be
evaluated in good faith by the County for compliance with the criteria set forth for
approval of conditional uses.

Section 5. Marian Meadows Owners Association. The Marian Meadows Owners Association
will be comprised of three governing boards. There shall be two five-member boards, one
overseeing the residential uses described in Section 3, and one overseeing the Silver Creek
Recreational Vehicle Resort uses described in Section 4. A third board shall comprise three
members of the former (residential) and two members of the latter (RV) and will oversee the
combined uses. Further Community Standards and Guidelines are included in the attached
Exhibit E.

5.1 SCRVR Oversight. The goveming body of SCRVR shall be responsible for ensuring
that the RV storage units are not used for human residency, either within the unit or
within RVs stored within the units. The SCRVR governing body shall enforce this
responsibility by any appropriate means, including but not limited to employing private
security, assessing fines for violations and/or incorporating this prohibition in ownership
agreements, but at all times SCRVR shall have and maintain an enforcement plan. The
Developer shall be responsible until control is transferred to MMOA.

5.2 SCRVR Reporting. For a period of five years, beginning on the first date SCRVR
allows member vehicle stays within the RV Park andlor Campground, the governing
body of SCRVR shall annually report to the Kittitas County Director of Public Works
the total number of member vehicle stays within the RV Park and Campground, with
quarterly totals def,rned as: Ql (January, February, and March), Q2 (April, May, and
June), Q3 (July, August, and September), Q4 (October, November, and December).

Sectinn 6- Mitisafion fnr Imn acts to Easton Fire District#3. [The current state of negotiations
is included.l See attached Exhibit B

Section 7. Mitigation for Impacts to Easton School District. [The current state of negotiations
is included.l See attached Exhibit C.

Secfion 8- Provisinn nf Water to the Proiect from Easton Water District. [The current state
of negotiations is included.l See attached Exhibit D

Section 9. Recordins Parties and Successors Bound. As required by KCC 15A.11.050, this
Development Agreement shall be recorded with the real property documents of Kittitas County.
During the Development Period, the Development Agreement is binding on the parties, their
successors and assigns, including any city that assumes jurisdiction through incorporation or
annexation of the area covering the Property subject to the Development Agreement. Any such
successors and assigns shall assume the title and role of "Developer" in this Development
Agreement.

Section 10. Developer Risht to Transfer. From time to time, as provided in this Development
Agreement, the Developer may sell or otherwise lawfully dispose of all or a portion of the
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Property to a third-party entity that, unless otherwise released, shall be subject to the applicable
provisions of this Development Agreement related to all or such portion of Property as may be
conveyed. The Developer shall have the right to sell, assign or transfer this Development
Agreement with all their rights, title and interests therein to any person, firm or corporation at
any time during the term of this Development Agreement. Developer shall provide the County
with written notice of any intent to sell, assign, or transfer all or a portion of the Properly sold
prior to final plat acceptance, at least 30 days in advance of such action. All rights and
obligations of this Development Agreement shall transfer automatically upon conveyance to any
third party. In the event of complete conveyance of the entire Property, Developer, and any
subsequent successor or assign, shall be automatically released from any obligations under this
Development Agreement.

Section 11. Partv Addresses for Purnoses of Notice. Whenever this Development Agreement
requires written notice be given to the Developer or the County, such notice shall be sent to the
following address.

Easton Ridge Land Company, Inc
P O Box 687
Roslyn, WA 98941

Kittitas County
205 W 5th Ave Suite #108,
Ellensburg, WA 98926

Section 12. Proiect is a Private Undertakins. It is agreed among the parties that the Project is
a private development and that the County has no propriety or other interest therein except as

authorized in the exercise of its government functions.

Section 13. Development Period. This Development Agreement shall commence on the
effective date of the Adopting Resolution by the Board of County Commissioners respecting this
Development Agreement, and shall continue in force for a period of Twentv (20) vears unless
extended or terminated as provided for herein. Following expiration or earlier termination as

provided herein, this Development Agreement shall have no further force and effect, subject
however, to post termination obligations of the Developer.

Section 14. Vested Rishts of Developer. During the term of this Development Agreement, the
Developer is assured, and the County agrees, that the development and use rights, obligations,
terms and conditions specified in the Project are fully vested and may not be changed or
modified except as may be expressly permitted by, and in accordance with, the terms and
conditions of this Development Agreement, or as expressly consented thereto by the Developer.

This includes the following Kittitas County Codes as vested in 2017: Title l4-Buildings and
Construction, Title 16-Subdivisions, Title l7-Zoning, Title l5A-Project Permit Application
Process.

Section 15. Extension of Preliminarv PUD/CUP/PIat Anproval. The parties acknowledge
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that the most efficient and economic development of the Property depends upon numerous
factors, such as market orientation and demand, interest rates, competition and similar factors,
and that generally it will be most economically beneficial to the ultimate purchaser of the
Property to have the rate of development determined by the Developer. The parties agree that the
Preliminary PUD, Conditional Use (CUP) and Plat approvals for the development will be in fuIl
force and effect for the full term of this Development Agreement as set forth in Section 9, above.
The Preliminary PUDlPlatlCUP may be further extended upon request by the Developer and
mutual agreement of the parties for an additional period of time as may be requested by the
Developer and approved by the County provided that any such amendment or extension shall
follow the process established by law for the adoption of a Development Agreement (see RCW
36.708.200).

Section 16. Permitted Uses and Development Standards. As community infrastructure and
urban levels of services are put into place, the permitted uses, the density and intensity of use, the
maximum height and size of proposed buildings, provisions for reservation and dedication of
land or payment of fees in lieu of dedication for public purposes, the construction, installation
and extension of public improvements, development guidelines and standards for development of
the Property shall be those set forth in the Project, the permits and approvals identified therein,
and all exhibits incorporated therein may be amended by application of Developer and approval
by the County.

As the Development is put in place, By-laws and Codes, Covenants and Restrictions will be
formulated addressing the implementation of Boards for the overall community, as for the
residential uses (single family and townhomes owners) and storage complex (storage owners).

Section 17. Further Discretionary Actions. Developer acknowledges that the Existing Land Use
Regulations contemplate the exercise of further discretionary powers by the County, which
powers are to be exercised reasonably and without undue delay or conditions.

Section 18. Existing Land Use Fees. Land use fees adopted by the County by ordinance as of
the Effective Date of this Development Agreement may be increased by the County from time to
time, and the same may be applicable to permits and approvals for the Property, provided such
fees must be otherwise lawful, must be equally applicable and must be applied equally to similar
applications and projects within the County.

Section 19. Default.

19.1 Subject to extensions of time by mutual consent in writing, failure or delay by
either party or Landowner not released from this Development Agreement to perform any
material term or provision of this Development Agreement shall constitute a default. In the event
of alleged default or breach of any terms or conditions of this Development Agreement, the
party alleging such default or breach shall give the other party or Landowner not less than thirty
(30) days' notice in writing, specifying the nature of the alleged default and manner in which
said default may be cured. During this thirty (30) day period, the party or Landowner charged
shall not be considered in default for purposes of termination or institution of legal proceedings.
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I9.2 After notice and expiration of the thirty (30) day period, if such default has not
been cured or is not being diligently cured in the manner set forth in the notice, the other party to
this Development Agreement or Landowner may, at its option, institute legal proceedings
pursuant to this Development Agreement. In addition, the county shall be entitled to enforce the
Code and to obtain penalties and costs as provided in the Code for violations of this
Development Agreement and the Code. Nothing in this Development Agreement is intended to
limit the parties' ability to seek and obtain legal remedies except as may be otherwise provided
herein.

Section 20. Termination. This Development Agreement shall expire and/or terminate upon the
expiration of the term identified in Section 12 or when the Subject Property has been fully
developed, which ever first occurs, and all of the Developer's obligations in connection
therewith are satisfied as determined by the County. Upon termination of this Development
Agreement, the County shall record a notice of such termination reciting that the Development
Agreement has been terminated. This Development Agreement shall automatically terminate
and be of no further force and effect as to any dwelling unit or non-residential building and the
lot or parcel upon which such residence or building is located, when the same has been
approved by the County for occupancy.

Section 21. Effect of Termination on Develoner Oblisations. Termination of this
Development Agreement as to the Developer of the Property or any portion thereof shall not
affect any of the Developers obligations to comply with the County Comprehensive Plan and the
terms and conditions of any applicable zoning codes(s) or subdivision map or other land use
entitlements approved with respect to the Property, any other conditions of any other
development specified in the Development Agreement to continue after the termination of this
Development Agreement or obligations to pay assessments, liens, fees or taxes which would
otherwise be applicable and due without regard to the planned development of the Property.

Section 22. Effect of Termination on CounW. Upon termination of this Development
Agreement as to the Developer of the Property, or any portion thereof, the entitlements,
conditions of development, limitation on fees and all other terms and conditions of this
Development Agreement shall no longer be vested hereby with respect to the property affected
by such termination (provided that vesting of such entitlements, conditions or fees may be
established for such property pursuant to the existing planning and zoning laws).

Secfion 23- Covenanfs with the Land. The conditions and covenants set forth in this
Development Agreement and incorporated herein by the Exhibits shall run with the land. The
Developer, Landowner and every purchaser, assignee or transferee of an interest in the Property,
or any portion thereof, shall be obligated and bound by the terms and conditions of this
Development Agreement, and shall be the beneficiary thereof and a party hereto, but only with
respect to the Property, and only with respect to such portion thereof sold, assigned or transferred
to it. Any such purchaser, assignee or transferee shall observe and fully perform all of the duties
and obligations of a Developer contained in this Development Agreement, as such duties and
obligations pertain to that portion of the Subject Property sold, assigned or transferred to it.

Section 24- Amendments fo Develonmenf
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Future Actions. This Development Agreement may be amended or extended by of the Board of
County Commissioners, provided that any such amendment shall follow the process established
by law for the adoption of a development agreement (see RCW 36.708.200). However, nothing
in this Development Agreement shall prevent the County from making any amendment to its
Comprehensive Plan, Zoning code, Official Zoning Map or development regulations affecting
the Property during the next 20 years, as the County may deem necessary to the extent required
by a serious threat to the public health and safety.

Section 25. Notices. Any notice, demand, or coffespondence under this Agreement shall be
deemed sufficient if deposited at least three days prior to the notice date by pre-paid first-class
U.S. mail to the addresses of the parties as designated in Section 10. Notice to the County shall
be to the attention of the Director of Community Development Services and the Chairman of the
Board of County Commissioners. Notices to subsequent Landowners shall be required to be
given by the County only for those Landowners who have given the County written notice of
their address for such notice. The parties hereto may, from time to time, advise the other of new
addresses for such notices, demands or coffespondence.

Section 26. Reimbursement for Develonment Aqreement Expenses of the Countv.
Developer agrees to reimburse the County for actual expenses incurred over and above fees paid
by the Developer as an applicant incurred by the County directly relating to this Development
Agreement, including recording fees, publishing fees and reasonable staff and consultant costs
not otherwise included within application fees. This Development Agreement shall not take
effect until the fees provided for in this section, as well as any processing fees owed by to the
County for the Project are paid to the County. Upon payment of all out-of-pocket expenses, the
Developer may request written acknowledgement of all fees. All fees shall be paid, at the latest,
within ninety (90) days from the County presentation of a written statement of charges to the
developer, upon payrnent of which Developer shall owe no further amounts to County with
respect to or relating to this Development Agreement.

Section 27. Anplicable Law and Attornevs' Fees. This Development Agreement shall be
construed and enforced in accordance with the laws of the State of Washington. If litigation is
initiated to enforce the terms of this Development Agreement, the prevailing party shall be
entitled to recover its reasonable attomey's fees and costs from the non-prevailing party. Venue
shall be as provided for under RCW 36.01.050.

Section 28. Specific Performance. The parties specifically agree that damages are not an
adequate remedy for breach of this Development Agreement, and that the parties are entitled to
compel specific performance of all material terms of this Development Agreement by any party
in default hereof.

Section 29. Severabilitv. If any term, provision, covenant or condition of this Agreement
should be held by a court of competent jurisdiction to be invalid, void or unenforceable, the
remainder of this Development Agreement shall continue in full force and effect and shall in no
way be affected, impaired or invalidated thereby.

Section 30. Construction. In the event of a dispute between the parties as to the meaning of
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terms, phrases or specific provisions of this Development Agreement, the authorship of this
Development Agreement shall not be cause for this Development Agreement to be construed
against any party nor in favor of any party.

Exhibits-Included details and documentation.
A. Legal Description of Property Subject to this Development Agreement
B. Mitigation for Impacts to Easton Fire District #3

1. Marian Meadows Fire Prevention Plan
2. Fire Marshal Preliminary Input
3, Water District Resolution
4. Fire District Boundary Map
s. RCW 82.02.100

C. Mitigation for Impacts to Easton School District
1. Easton Ridge Land Co. Response to District Comments
2. Analysis of Housing in School District
3. Email Regarding School District Growth
4. OPSI Attendance Record
5. School District Boundaries
6. Comments from Tom Campbell

D. Provision of Water from Easton Water District
E. Community Standards and Guidelines

1. Housing Illustrations
2. RV Unit Elevations
3. RV Unit Layout
4. Airport Safety Zone Illustration

F. Project Phasing and Timelines
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IN WITNESS WHEREOF, the parties hereto have caused this Development Agreement to be
executed as of the dates set forth below:

OWNER ,/DEVELOPER:

Easton Ridge Land Company, Inc.

W. Weis, President

State ofWashington

County of Kittitas

Dated 20 )\

51c* ov..

My Commission ExpiresSapa . Q. Aer Jg

)
)
)

I certifythat Iknow or have satisfactoryevidence thatGuala< ltr [,Uar signed this
instrument,onoaththathewasauthorizedtoexecuteth.in.t@editasthe
President of Easton Ridge Land Company, Inc, or assigns, to be free and voluntary act of such party
for and purposes mentioned in this instrument.

PAMELA R NELSON
NOTARY PUBLIC #130430

STATE OF WASHINGTON
COMMISSION EXPIRES
SEPTEMBER 9,2023
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KITTITAS CO TNTY BOARD OF COUNTY COMMISSIONERS:

Passed by the Board of County Commissioners in regular session at Ellensburg, Washington, by
and attested to by its Clerk in authorization of
20 ,?1.

the following vote, then signed by
such passages this j L!fl" day of /V

Yea Nay Abstain

w

E'

ATTEST
CLERK OF THE BOARD

fflerkof the Board- Julie Kjorsvik

! Deputy Clerk of the Board- Mandy Buchholz

g'rtro

BOARD OF COLTNTY COMMISSIONERS
KITTITAS COUNTY, WASHINGTON

Brett Wachsmith, Charrman

ABSTAINED

Cory Wright, Commissioner

{

\l\lllll,/,/
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EXHIBIT6'A''

LEGAI DESCRJPTION

PARCEL 1:

LOT A OF THAT CERTAIN SURVEY RECORDED MARCH 2O,2OI3,IN BOOK 38 OF
SURVEYS, PACE 172 AND 173, IJNDER AUDITOR'S FILE NO. 2OI3O32OOO38, RECORDS
OF KITTITAS COUNTY, STATE OF WASHINGTON; BEING A PORTION OF THE EAST
HALF OF SECTION 1 AND A PORTION OF THE NORTHEAST QUARTER OF SECTION
12, TOWNSHIP 20 NORTH, RANGE 13 EAST, W.M,, KITTITAS COUNTY, STATE OF
WASHINGTON,

PARCEL 2

LOTS 8, 9 AND 1 1 OF THAT CERTAIN SURVEY RECORDED APRIL 5,2AO6,IN BOOK
32OF SURVEYS, PAGE 125, UNDERAUDITOR'S FILE NO. 200604050035, RECORDS OF
KITTITAS coUNTY, STATE oF WASHINGTON; BEING sEcTIoN 1 ANo A PORTION
OF SECTION 12, TOWNSHTP 20 NORTH, RANGE 13 EAST, W.M., KITTITAS COUNTY,
STATE OF WASHINGTON.

PARCEL 3

LOT A, B, F, G, H, M, N, P, Q, & S AND T OF EASTON RIDGE LARGE LOT
SUBDIVISION O9-OOOO1, ACCORDING TO THE PLAT RECORDED IN VOLUME I I OF
PLATS AT PAGE(S) 230 AND 231, RECORDS OF KrrrrrAs COLTNTY, WASHINGTON.



Exhibit B - Fire Mitigation
Marian Meadows

Marian Meadows
Fire Related Elements

The Following Conditions were identified within the approvals for
Marian Meadows Estates

NOW THEREFORE, BE IT HEREBY ORDAINED the Board of County Commissioners of Kittitas
County, Washington, after due deliberation of all of the facts and in the best interest of the public, does
hereby approve said zone change from Rural-S to Planned Unit Development, conditional use permit, and
plat subject to the following conditions:

1) The applicant shall enter into a development agreement with Kittitas County to provide a

proportionate share of mitigation for impacts to Easton School District and Kittitas County Fire
District #3 as follows:

1.2 Kittitas County Fire District #3: Mitigation shall be provided for the impacts to
fire district facilities and equipment based on 89 dwelling units, RV storage, RV
park, campground, or other approved commercial uses.

Easton Ridge Land Company and Kittitas County Fire District #3 reached an agreementfor mitigation to
provide $250 per Residential Lot (for each of the 89 dwelling units) and $250 per RV Unit (for each storage
unit), which is to be collected by Kittitas County prior to building permit issuance and remitted to the Fire
District on a monthly basis, when such payments have been collected. No fee will be charged to the Kittitas
County Fire District #3 for the collection and distribution of these mitigation payments. Easton Ridge
Land Company will work with Kittitas County to develop an appropriate condition to this ffict that will
appear on the face of the final plat. Additionally, Easton Ridge Land Company will provide to Kittitas
County Fire District #3 a sum of SB9,2B0 in accordance with the terms of their mitigation agreement.

All single family, multi-family, and RV Storage units will include automatic fire suppression (sprinklers).
This will exclude community outbuildings, detached single-family residence garages, detached multi-

family parking structures and the 4 large parcel homes east of the BPA distribution lines. ERLC would
like to make reference to RCW 82.02.100 as it pertains tofire mitigation.

Achieving the above will include improvements to Easton Water District #3, to not only support the added
new development, but alsofor needed upgrades to district wide capitalfacilities. Upgrades will be inclusive
of cost for the looping and cross connections of water district distributions lines, and is inclusive of
providing land andfacilities for a new district water storage tank sized to meet the needs of the

development and district future, andfor funding and assistance (see District Resolutions # 030796-2- Exhibit B(3).

The Marian Meadows Development will be inclusive offire hydrant placement as required by the Easton
Water District and Kittitas County Fire Marshall ftee attached Exhibit B(2) ). These improvements will address

current fiyeJllow isv,tgt within the district and provides all landowners within the District water service
area with improved water services.
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Automaticfire suppression will not be reauired in community outbuildings like bathroomfacilities, pool
support buildings, recycling, solid waste or mail distribution buildings or single family/multifamily
detached garages.

The development of Marian Meadows will also comply with criteria and conditions delineated by the
Kittitas County Fire Marshall as it pertains to fire flow, water storage and system requirements. These will
be inclusive of thefollowing:

Gallons Per Minute. This is considering a Type V wood-frame construction.

(Sprinklers) : 500. (Cannot reduce less than 1000 GPM per IFC). The fire flow would be 1000 GPM for
2 hour flow duration.

since the buildings will be sprinkled. The RV storage building should have a hydrant within 600 feet of it.

As each phase of Marian Meadows is platted, EfuLC and/or assigns will work with and apply to Kittitas
Countyfor redesignation of lot classifications within the Wildland Urban Interface Code using Appendix C
of the Code. The redesignationwill be noted on the plat and apply to all denoted lots within thefinal
platting. This planning excludes the 4 large lot tracts residing east of the BPA Powerlines.

Ilith the approval of Marian Meadows, the Fire District's tax base will increase by upwards of $50
million at buildout. Immediate valuation increases will come with platted lots and as homes are built

The Community will use rural area Firewise and Kittitas County lYildland Urban Interface guidelines

30.2.1 A Fire Management Plan as approved by the Kittitas County Fire Marshal shall be
developed and implemented. The Plat of Marian Meadows Estates will include and
enforce the attached Marian Meadows Fire Prevention Plan. This will be included within
recorded CC&R's for the plat. Exhibit B(1)

30.2.2 Fire hydrants shall be included as per fire district design standards. Automatic fire
suppression and fire hydrant spacing will be in accordance with Easton Water District
and Kittitas County Fire Marshal/. Exhibit B(2)

30.2.3 Development shall comply with KCC Title 20 Fire and Life Safety, including the
International WUI Code defensible space requirements. With the inclusion of automatic
fire suppression, upgrades to the Easton Water District and urban level ofwater
availability, which Marian Meadows will provide, it is currently anticipated that Marian
Meadows will applyfor exemptionfrom WUI in phases, with the exception of the 4 large
lot tracts east of the BPA distribution lines.

30.2.4 Non-combustible areas immediately adjacent to buildings shall be required. Included
provision within the Development's CC&R's and Fire Prevention Plan will address this.
Guidelines will be in accordance with Firewise and W(JI codes.

The FEIS identified additional equipment to mitigate Fire and Medical Response impacts
associated with the project. Project contribution to these measures is identified in the FEIS.

30.2.5
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Such contributions can be made a condition of a Development Agreement, with amounts
identified appropriate to the 89 unit current proposal. The applicant shall contact the
Kittitas County Fire District #3 to determine appropriate mitigation measures. Mitigation
measures shall be included in the development agreement. The FEIS was written to
address a number of dffiring density scenarios/tenured conditions with recommendations
addressing densities upward of 440 plus units. The revised Marian Meadows plat as noted
isfor afraction of this density. Please see answer to section 1.2 abwe as it pertains to
mitigation.



Exhibit B (1)

The Plat of
Marian Meadows

Estates

Fire Prevention Plan

Date:

Prepared By:

This PIan is provided as a guideline for the PIat of Marian Meadows Estates for the
implementation of fire related issues which will need to be addressed by the immediate
community. It is written for compliance with the requirements of the Occupational Safety
and Health Administration's (OSHA) Fire Prevention PIan Standard, 29 Code of Federal
Regulations (CFR) 1910.9 as well as supplementing iuformation from the Kittitas County
Wildfire Protection Plan (CWFPP).

The purpose of this plan is to adopt protective measures for use within the community and
provide for education and awareness of fire related hazards to the community. Through the
setting of community education and standards for construction and uses, the impacts of
wild land fires in and around the community can be marginalized on both how external
fires affect this community and how this community impacts adjacent commercial resource
lands.

1
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Community Fire
Prevention Plan for

The Plat of Marian Meadows

I. OBJECTIVE

The purpose of this Fire Prevention Plan is to identify and manage the:
. causes offire,
r prevent loss of life and property by fire,
. provide community standards for fire prevention,
o educate community inhabitants on habits and practices as they related to fire issues and

as thcy apply and comply with the Occupational Safety and Health Administration's (OSHA)
standard on fire prevention, 29 CFR 1910.39 and CWFPP. It provides Marian Meadows
residents with information and guidelines that will assist them in recognizing, reporting, and
controlling fire hazards,

II. BACKGROUND

The Plat o{Marian Meadokts is committed to minimizing the threat of fire to residents, staff,
visitors, and property. Marian Meadows Estates complies with all applicable laws, regulations,
codes, and good practices pertaining to fue prevention. Murian Meadows Estate separate
Emergency Aotion Plan spells out the procedures for responding to fires and other uncontrollable
event. Within this plan, measurcs will address fire related risks to the community from
landscape and foliage grorvth, management and control of community buffers and commonly
held parcels, BPA Distribution and Transmission activity and other pertinent elements in and
around the community. This Fire Prevention Plan serves to reduce the risk of fires within the
community and raise awareness in the following ways:

A. provides for community layout and design standards to ensure fire protection personnel
and equipment access to all vertical construction within the plat,

B. nrovides desipn standard.s to meet the Wildland Urban Interlhce code as adonted hv
Kittitas County on 4/ 17 /2078,

C. will maintain a Firewise communitv,
D. will promote information and education of oommunity residents on fire prevention

methods,
E. will work with Easton Fire District #3 toward a flre conscience community,

r which identifies materials that are potential fire hazards and their proper handling
and storage procedures;

Date
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. distinguishes potential ignition sources and the proper control procedures of those
materials;

r works with the District maintenanoe of fire protection equipment and/or systems
used to confool fne hazards;

o identifies persons responsible for maintaining the equipment and systems installed
to prevent or control ignition of fnes;

F. promotes good housekeeping procedures neoessary to insure the control of accumulated
flammable and combustible foliage and waste material and residues to avoid a fire
emergency.

ilI. ASSIGNMENTOT'RESPONSIBILITY

Fire safety is everyone's responsibility. AII residents should know how to prevent and respond to
fires and are responsible for adhering to community policy regarding fire emergencies. The
management and oversight of the Marian Meadow Fire Protection plan will be a funotion of the
Marian Meadows Home and Storage Owners Association (MMHSOA).

A. Management - MMHSOA

MMHSOA determines the Community Fire Prevention and protection policies are in
place to provide adequate controls for a fire safe community. MMHSOZ will provide
adequate resources to encourage fire prevention and the safest possible response in the
event of a fue emergency. The MMHSOA will work with Easton Fire District #3 toward
maintaining the elements as outlined within this Plan.

B. Plan Administrator

The Chairman (Plan Administrator) of the MMHSOA has the authority to manage the
Fire Prevention Plah for The Plat of Marian Meadows as directed by the Board and
shall maintain all records pertaining to the plan. The Plan Administrator shall also:

1. Develop and administer the Marian Meadows fire prevention education
program.

2. Ensure that fire control equipment and systems are properly maintained.
3. Control fuel source hazards.

4. Conduct fire risk surveys (see Appendix A) and make recommendations.

C. Supervisors

Superuisors are responsible for ensuring that residents receive appropriate fire safety
information, and for notifuing community residents when changes in operation or
conditions increase the risk of fire. Supervisors are also responsible for enforcing
Marian Meadows fire prevention and protection policies.

4



IV. PLAN IMPLEMENTATION

A. Good Housekeeping and Practicgq

To limit the risk of fires, residents shall take the following precautions:

1. Design and construct dwelling to conform to KCWUI standards,
2. Maintain community and private their property to Firewise standards,
3. Minimize the storage of combustible materials. Limited the outside storage of

combustible material, debris or unmanaged undergrowth, foliage or ground cover.
3. Make sure that community owned doors, hallways, stairs, and other cxit routes

are kept free ofobskucfions.
4. Properly dispose of combustible materials in appropriate containers.
5. Use and store flarnmable materials in well-ventilated areas away from ignition

sources.

7. Keep incompatible (i.e., chemically reactive) substances away from each other.
8. Perform "hot activities" (i-e., welding, working with an open flame, exterior

buming or other ignition sources) in controlled and well-ventilated areas,

9. Report all gas leaks immediately.
I L Maintain individually owned property free of undergrowth and limit fire impacts

to or on adjacent parcels,

Marian Meadows Home and Storage Owners Assoc. (MMHSOA) will ensure that:
. corrrmunity fire hydrants, roadways and egress routes are maintained and kept

clear,
. gates to community properfy and access route are properly functioning,
r community property is maintained and operating satisfactory, portable fu-e

extinguishers, automatic sprinkler systems, and fixed extinguishing systems are
kept in order,

. Community lands, buffers and operating systems are maintained and operational
and free of combustion related sources,

r Will monitor adjacent areas as it pertains to fire related issues,

All equipment and parcels owned ormanaged by MMHSOA is subject to the
maintenance, inspdction, and testing procedures.

B. Edusqtion eUd Alqq[cless

Provide community-based informational postings, mailings and communications
regarding fire related issues.

Working with the Local fire department and personnel toward fire awarearess
education.

a

a
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Provide outreach on recycling, solid waste handling and the proper means of
waste disposal.

V. TYPES OF IIAZARDS

The following sections address major community fire hazards within Marian Meadows Estates
and the facilities under control of the MMHSOA and the procedures for controlling the hazards

Electrical Fire Hazards- Electrical dishibution system within and serving the
community and the maintenance and operations of systems, buildings and
property under community and private ownership are kept in proper working
order and protocols are in place addressing operations and maintenance.

B, The use of open flames, Guidelines and proper care will be addressed on a
community wide basis toward the control of open burning, times that open
buming can be used and methods or controls for the use of open buming.
Flammable and combustible Material storaqe and handling within the
community. Proper care and oversight will be administered for the operations of
the community solid waste and recycling facility.

MMHSOA shall regularly evaluate the presence of combustible materials handling within
the Community and monitor and assess those areas adjacent to the community for fire
related issues.

VI. Program Purpose

This programs pu{pose is to provide written guidance for the implementation of a community
wide fire awareness, education and prevention plan. The most effective means for a fire aware
community is through education and vigilance. This include proper;

o maintenance of community and private property,
o monitoring and addressing foliage growth throughout the year,
r maintaining access to fire hydrants and fire suppression equipment at all times and will

include measures to keep hydrants accessible during the winter,
r fire communication and noticing,

An active and on-going plan will include evacuation planning, ingress-egress routes and all
related elements of fire awareness. This plan should be implemented in conjunction with an
Emergency Acfion Plan and a Landscape and Foliage Program to monitor and access the risk to
life and property by under managed natural growth and ground cov€r.

A.

D.

6
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Exhibit B (2)

Received 1"-28-2079 as an email 4.31PM

Jerry,

Based on the information that you have provided me I have estimated that the minimum fire flow
would be:

Residential Townhouses 3501 sq feet and greater with automatic sprinklers = t hour flow duration and
1000 Gallons Per Minute. This is considering a Type v wood-frame construction.

The larger RV storage appears to be a Type lllA ordinary construction - 20,000 sq ft = 2000 x 0.25
(Sprinklers) = 500. (Cannot reduce less than 1000 GPM per IFC). The fire flow would be 1000 GpM for
2 hour flow duration.

1000 GPM flow rate for 2 hours or 120,000 total water needed for fire suppression

ln reference to your hydrant questions, IFC 507.5.1 allows maximum spacing of 600 feet for the
hydrants, since the buildings will be sprinkled. The RV storage building should have a hydrant within 600
feet of it.

Thanks,

Patrick Nicholson

Fire Marshal

Kittitas County
411 N Ruby ST, Suite 2
Ellensburg WA 98926

(s0e) 8e9-3ssa (cell)

(sOe)s62-7000 (Office)

rrat. n icholson @ co.kittitas.wa.us



KITTITAS COtI.I",fTYi WATER DISfR.]CT NO. 3

RESOT,UTTOtr NO.

A RESOIJ)T.ION adopting a, speclel connection charge for
parcels locabefl, iiithin sec,. 1, TzoN'.,, R138., w.ill.,
kittitas co,.' WAr an Bntendj.ng, in pare, Resotution No-
030795.:2', srr!:ject tQ ceftai"n condieions-

WIIEREAS, by Regolqtiou No. 030196-2, tl.re Boa::d of
Eommi5g:ionerig o,f Ehe Eisqricb adopted a g'€neral faciliEy
connegEion ehar:ge in accoriledcB witir.Rci{ 57.09.005{L0} in [he
amounE of $2i26ti pEf reeidenOe or residential equivalent;

I.IIIERE$$; tiie .EasECI.D F.idge r,and Company ("Developerri)is in
E,he proces$ of deve^loping alnoFt al.l of SecEion 1, Tovti'tship 20

North, Range 13 EaSE,, lI'.M;i pt Kitticas County, Washingbon (ehe
rrEaston i.?id.ge DroperEy"): into .resident,ial lots and has expended
su-bsta:rEial surrrs, tb Eranef,ets'a Northern Pacif ic Railroad water
Righb ts Ehe Dise.ficB, bo change Sroi'nEe of withdrawal of two

otsfrer Districb wat€r riEh,ts and Eo e'hange Ehe area of use of aII
Disericb water rights to inslude fhe EagEon Ridge ProperEy; and

the DeveloBer has algo elqrended sdbsbaaEial sums bo updaLe Ehe

Dist=icets waEer s'lrste$ e.ofipfebeasi-ve plan for r*hich che piscr:ict
was required to do fegardless of wheEher Ehe East.on Ridge
ProperEy was developedr'

tr'E{'EREAs, Ln Ehe qotrrs€ of deweloBing bhe first forcy lots of
Lhe Easton Ridge Propert,y, :the Distfict, will require ehe

DeveloBe:i Eq instal-l a 1O0:,o00 gallon ltaEer reser.voir withia such
pr:operty ai bhe sAme elev.ation as Ehe Dist,rice's exisEing
res.er:-voir pn Cabin Creek Road and insEaLl an eightr inch waten

main conneetiFg the Easbon Ridge PropenEy to an exisElng District
vraEer madn on crosg cour,lE:ry Drivei and, upon commencement of the
second divisi:oir qf tshe E3ston Ri:dge Property (b-eginni:rg wlth che

forEy-firse loEl) , the DisE,rLcE, will reguire Ehe Developer Eo

inst.all. .a ryaEet tnain J.oop froln the nett reservoir to an existing
DisLrict water rnain on Sparl-ts Road rrear Ehe SouthwesE. corner of
Ehe Easton Ridge P:roperLyi

W:IEREAS,, porEions of EhF f,oregoing work will benefit t.he

enEire Dist.ricL and hawe been det,ermineo by Ehe Eoard of
Commissloners to cotrsuitute geneial faciLities of the District;
an! thg cost of quch work has been identified by the Developer as

iletrilnr.' tt lJuon dol.:bn qn OL dgs



$4,3,00.0 f'or.bhe,cpEE of the WaUer right chalxges and Waber Fyst€m
comprehenSiwe p14n-, flnd tfre cosE of Lhe tanlr aS $63,000; and the
Batard of ColrUniss,lonqrs ha.s deEerr:nined that bhe Developer is
e:nb.itled to fuIl1r taecover.Lhe cosLs ineurrdd in pfepar:i.ng and'

obtaining approvat of Ehe aforemenEioned water righE changes and

water systen Cgfiiprehensive plan up.daEe a4d one-half of bhe costs

o.if Ehe wa'ber reseruoin;
I^II{ERESS, Lha Di-sE,flcb and t'he Dewel0per have negoLiaLed an

underEtan$ing whereby, instead 9f enuering j-nto an ag'l:eenent

wh.j-ch wouLd al,low tshe Dev€lpper .Lo ibe 'rej-mbursed. fo:r an

appropriaLe shafo* of t'!ig cosEs of general f,aciLieiee fr:orn

eonnec,t.iol.l charg€s received b.1r the DiSE,rict, the DiStricU would'

adopE A Fpeeial connecEi,on chatrge for loEs withifl ehe Eest'ofl

Ridge Properblt Ehat hrould t,ake into accourrt the DevelQperr s

cop.tiibiiei€ipe Ep t'he Dj.seJiicc's'general facil-ities; and such

r,rndersEanding is eet, forfh in a lebte:: dated January 2'1,2O'O4,

from Al-fen Lrang Orf Eastrside ConsultanLs, Inc" to Jonson & 'Ionson,
P.s - , tshe Di.strric.Ers IegaI. eounsel - Now, Eheref ore,

BE IT RE:SOI-iVED Eh:aLr baBed on .Ehe fo::egoingi recl"Ealg. the
Eoard oi :Cclmmissiane:r.g. hereby fLnd€. and de:terrnines Ehat fhe sum

of, $1 ,760,0b fs a f.alr ard equiEabLe generai faciliEies
cor.rnecE,j-o{r eharge for bhe fi:isE 150 residences Eo be buil"U in a}re

Eastor Ridge bevel.epment, and. does hereby adopt a Eipec,ial

condeeEion charge of $1 ,7.60.90 per single farnlly residence or
equivalent applleable eo bhe first L50 residences or residenHial
equ.ival.enbe conbE,:nieted within 'tshe EasEon Ridge Propercy; 5.nd

theredf'te.r lhe D"istrict's regular' cdnnection charge shall. apply,
pravided:,' hQwevqr, s.uch reduced connection charge shalL be

condi,Lioned upon Deweloper'e complet,ion, in a good and worlcnan

li-ke rnariner an-d in acCordance wit,h Districb sEandard6, of, the
reeervoi.r and waE.e:: l"ine faeiliE,ies dbscribed in Lhe above
reciEal-s and Ehe cpEveyance of Ehose facilit,ies along with a

warrafrt)r d.eed -f,o.r Ehe reservoir site and easements fo= Ehe waBer

lines Ho DisEricL at no charger and

.EE 1T RES'OIJVED IaIRTI{ER b,haE, DisCrict Resolutioo No. 030796-

2 shaLl remain in firll farqe and effecE excepE for bhe firsE 150

residencee or resldenEiaL egu'ivalents built within Ehe Easton
Ridge FroFerEyi and

h rlt-- .ler'+"n on nt dAS



BE IT RESOIiIrS'E ,FITRT$E'R EhaE, in the evenu Lhe Board of
Coqrqis,sioner5 f,ur[her arhends or supercedes Reso]-tttiell No. 030?96-

2 by :inereasing'dr ddereasing the D-islricL's gqner€l f,aeility
cpnnecEton eharges, Ehe.n E,he general- EaciliEy co4neccj.on chafge
payable blr thg f,j.ret L5o res'iderrces or residenEial equivg'Lencs,
aonstfiicted. i-n, tl,re EasEon Ridge properEy shalt be $500':00 LesF
Ehan the 'r.e.gg1ar arloun't,; and

BE If R.ESO!Ir-ED EURTHER rhaE the DisEricE hereby incorporbtes
ii:nbo i.Es cosEs. basiS for general facilities bhe amount, of, $43,000

for the eos.-!-, of the ,aforernent,ioned waEer right,s changes and Ehe

?004 wab,er s1r-stem comprehensive plan amendmene and S31, 9:50. for
One.hAtrf, of bhe eOSe of thd rijater Jr-eserrroir to be consEnrcEed, by

Ehe. DeveloPer 8a the Eas:ton Ridge Property; and

EE If RESOI:\IED F.URfl{ER, trhatr t,he Presideat of Lhe DisEricc
ls herebXr rauEhoii-t.e'd and direc,ted to negoLiate and e:recuce :a4
ag:Jreerne.ne wlth Developer cjn behalf of the oj-strlce seetriag f,orEh
Ehe above Eerms and cond.lcions..

PTISSED EY fHE BOARD OF CO]UMTSS]ONERS OF KIXTITAS COInVfY

WATBR DISTRICT NO. 3i dL EaEEon, WashingEon, at ifs riegular
rneeting hetd ,3* A1 , 20'04.,

and ssi'aner

Commiss
.'..\

s.:Loner

ectre Ea

t

t
I
I
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INITIATOR:

ACTION SOUGHT:

D,ATE FILED:

45.DAY PERIOD,ENDS:

50985502 I 5 3P

1

Bound oar of SC
411 North Rubtrl Streei.Srrite ?" Ellens.burg;.WA,98926 -

"Fax 
(soeJ 962:7682

Certification of'Expiraiion of 45-Day Perlod

I her€bJ pertify that.mors than 45 days have elapsed 6inae lhe fqflowing deseilbod Notice cf
lnlention was filed with lhe Washlngion State Boundary Review Board lor Kittltas Goilnty and
thal al no lima during'said porlod rrms a RequEstfor Review filed wilh'the Boar.d, tne profloseO
action is hereby apFroved as provided in RCW 36.93.i00,

FILE NUMBER:. BRtsr07-08 Section '! and'a portion of $eclion 12
Annexation

l(tlilas County \lVater Dlstrict #3

Annexation

Ostober 18, 2007

De.cember 3,2007

I-EGAL DESCRIPTION: The foliowing desoribed lands situhlFd in :Riititas g.o{nty, Stare ot
WaShinglon described as real property inis the Killitas Cotrrily.Waler Dislriqt #31

(See atta,ched descriplion)

TIME LIMIT: The aotion proposed in the Notice of lnlenlion rnust,be officially consumrnated on
or before December 3, ?010 or th€ approval, as delined in this document, ehallbe null and void

DATED:

ATTEST:

r 
Jri \ot Frbderic L. Glover,
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Development in the
Easton Fire District
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RCW 82.02.100: Impacr tbes-Excoption, mitigation fees paid under... https://app.leg.wa. govlRCV//default. aspx?cite-82.02. I 00

RCW 82.02.100

lmpact fees-Exception, mitigation fees paid under chaBter 43.2{G Rcw
(1) A person required to pay a fee pursuant to RCW 43.21C.060 for system improvements

shall not be required to pay an impac't fee under RcW82.02;0f0 through gz,bz,ogo forthose
same system improvements.

(2) A person installing a residential fire sprinkler system in a single-family home shall not
be required to pay the fire operations portion of the impact fee. The exempt€d fire operations
impact fee shall not include the proportionate share related to the delivery of emergency medical
seruices.

IzAfi c 331 g 3; 1992c 219 g 2.1

NOTES;

lntent-20l1 c 331: 'The legislature recognizes that fire sprinkler systems in private
residences may prevent catastrophic losses of tife and pr:operty, but that linancial, technical, and
other issues often discourage property owners from installing these prolective systems,

It is the intent of the legislature to eradicate barriers that prevent the voluntary
installation of sprinkler systems in private residences by promoting education regarding the
effec{iveness of residential fire sprinklers, and by providing flnancial and regutat-ry incentives to
homeowners, builders, and water purveyors for voluntarily installing the systems. lt is the further
intent of the legislature to fully preserve the rulings of Frsk v. City of KiMand, 164 Wn.2d g91
(2008), stiefetv, cw of Kent,132 wn. App.s23 (2006), and sirnilar ca6es." I 20{t c ag1 s t.I

nL(."4
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EXHIBIT C

EASTON SCHOOL DISTRICT MITIGATION

Ordinance I 8-006 applicable conditions:

Condition#1
1) The applicant shall enter into a development agreement with Kittitas County to provide a

proportionate share of mitigation for impacts to Easton School District and Kittitas County Fire
Distict #3 as follows;

l.l Easton School District: Mitigation shall be provided for the impacts to school
facilities and transportation based on a total of 53 new students. (Determined
using 79Yo (89 units rather than 113 units) of Alternatives 3D and 5, Tenure
Scenario l, page 3-135 of the FEIS.)

Condition 30.3 Schools

The FEIS examines impacts to the Easton school District, Impacts ofthe current
proposal are most similar to those identified in Alternatives 3D and 5. The FEIS suggests
project contribution to increased District costs. Such contributions can be made a
condition of a Development Agreement. The applicant shall contact Easton School
District and develop mitigation measures. Mitigation measures shall be included in the
development agrcement.

Mitigation for the foregoing shall be met by a mitigation fee payment of $50A per unit for a total
of 89 units. This fee shall be paid at building permit issuance.
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Lindsey Ozbolt, Planning Official
Community Development Services
Kittitas County
4t I N, Ruby Street, Suite 2
Ellensburg WA 98926

October 30, 2019

Re: Project File No. DV-i9-00001, Marian Meadows

Dear Ms. Ozbolt:

On behalf of Easton Ridge Land Company (ERLC), Martens Entetprises, LLC and the
Marian Meadows development proposal, we provide the following written comments on
the above referenced Application and the proposed mitigation for impacts to the Easton
School District (the "District"). As you are aware, ERLC has voiunteered to pay mitigation
for impacts to the Dishict in the amount of $500 per household for the Marion Meadows
residential development. To the best of our information, this is the first time a project
developer in Kittitas County has volunteered to pay mitigation, of any amounr, to the
District for residential housing units and the first time the District has ever asked for such
mitigation from any nerv residential development.

The District has responded that it believes this mitigation is insufficient, but has not
provided any concrete infbrmalion on which it relies. ERLC has three concerns with the
District's responso. First, the District's argument that the number of students from Marian
Meadows would abolish the District's small school funding status is misleading, if not
entirely incorrect. Second, the District has historically never required mitigation from new
developments. Thus, the District's own choices have led to this supposedly dire situation,
not Marian Meadows. Third, in light of the above, equating any loss in public funding to
the proportional impacts ofithe Marian Meadows development would, not only be wrong,
but also unlawful under ohapter 43,21C RCW, the State Environrnental Policy Act
("SEPA") and chapter 82.02 RCW, the State impact fee and voluntary mitigation statute.

Easton School District's Funding

The District relies heavily on its status as a Small School District, as defined in state law,
and the expectation that the students added by Marian Meadows will be greater than reports
conclude, creating a tipping point for the District's facilities. Whether this latter point holds
any truth to it is essential to the Dishict's argument. As demonstrated below, the District
already' lacks small district status for much of its program. There is also a significant
difference between even the highest estimates and ihe actual number of students lr4arian
Meadows would have to contribute to deprive the District of its small district status for the

T 1426) 451-2A12 e Fz 1425) 461-2818
11201 SE 8th St. . Suire 120 | Bellevue, WA 98004
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remaining grades. 'Ihe truth is that Marian Meadows presents no threat to the f)istuict's
small district status under its worst fears.

General District Funding

Small school district funding is a status divided into two categories, K-8 and "high school"
or grades 9-l2.In recent years, the District has not received small district funding for K-8,
due entirely to growth in the District from other developments. Even when the Distict did
receivc K-8 small district funding, it was not a significant sum above what they now
receive. Most of the funding the District receives based on small district status comes from
the fact that it has a smail high school.

Based on our research, the District missed the small school money opportunity for fiscal
year (FY) 17-1 8 for grades K-8, The nearest threshold is 25 < K-8 <: i 00, The Distriot's
K-8 total in FY 17-18 was 82.01, however, the K-8 small school funding is divided into
two separate calculations, based on K-6 and 7-8 enrollment totals. To qualify, the Enrrrll
K-6 Total must be 4= 60, OR the Enroll 7-8 Total rnust be <= 20, or no additional firnds
will be provided.

To demonstrate how close the District was, their Enroll K-6 Total was 60.15, or 0.l5 above
the threshold. Their Enroll 7-8 Total was 21.86, or 1.86 above the threshold. Easton has
not qualified for small district K-8 funding since FY 15-16.

Last year, the District was at 24.79 FTE (full-time equivalent) grade 9-12 students, The
fornrula for determining whether a district meets small district status for 9-12 is this:

If: [Enroll 9-12 Total] > 0 AND <:300 AND ([Enrollg-|z Total] - [Enroll 9-12 CTE exp]
- fEnroll 9-12 CTE Prep] - [Enroll Skills 9-12]) + O Then, [f: [Enroll 9-12 Total] <= 60
Tlren: 9 - ([Enroll 9-12 Total] * [Pupil 9-12 CIS]) EIse: {9 + (([Enroll 9-12 Toral] - 60) /
43,5 * 0,8732)I - (fEnroll 9-12 Total] * [Pupil 9-12 CISD Else: 0,

It is not a model of clarity. [f one takes the time to decipher this formula, there appears to
be some credence to the District's claim-the rnore students it has, the less funding it will
receive under this formula. About 40% of the District's funding in FY 17-18 can be
attributed to its srrall distict stafus.

The District can rnaintain its small high school (9-I2) status as long as its 9-12 numbers
remain below 300, about 275 more students than it curently eruolls there, It is significantly
more beneficial to stay below 60; however, and being slightly above 60 is also a great place
to be.

Madan Meadows would have lo add at least 40 students to the District's 9-12 program
alone before its small dishict funding saw significant changes. For a very rough calculalion,
with +20 FTE grade 9-i2 students, the District would receive about $70k less or -2% Iess
than what it receives now. NOTE, this number does not account for the additional general
funding the district will receive for the additional students.

Given the determination that Marian Meadows would add 53 students in total, the District's
claims that small district funding is in jeopardy are overstated. The District's 201S-19
enrollment is 112 students according to their Washington State Report Card. That

Jouws'IrIoNRor,:.lvlrTsrDiAGA.KoLoLsKOVA . PLLC
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enrollment nunber includes just 32 grade 9-12 students. Grade 9 is the District's largest,
with 14 students.

Trends in District Enrollment and Future Projections

The numbers above paint a striking picture of the Dishict's enrolknent relative to its small
district status, and show the District's enrolhnent is sbrinking as a whole. In the last five
school years, beginning in 2114-l5,the District's enrollment has been ll4,119,119, 110,
and now 112, respectively- While only minimal, the fact that the Dishict's enrollment has
shrunk at all in spite of the volume of new homes being built supports ERLC's conclusion
that the Disfrict's funding is not in jeopardy.

Given the apparent trend towards less enrollment, years after the FEIS was finalized, it is
fair to assume that the Marian Meadows project will actually add fewer than the 53 students
assumed by Ordinance 2018-006, Some alternatives in the FEIS estimate that Marian
Meadows will add less than 40 students. As a result, mitigation on a per household basis
(i.e. mitigation paid for many units in Marion Meadows that will never generate a single
sfirdent at the District) will provide an even greater windfall to the District even beyond
the novelty of rnitigation moneys to the District that this project is subject to.

The emollrnent projections from Washington's Office of the Superintendent of Public
Insfruction (OPSI) confirm that enrollment in the Easton School District is expected to stay
the same or decrease tbrough 2024,The District's own projections differ drastically &om
this, indicating +48 to +83 sfudents, but the last five years have demonstrated that OPSI,
not the District's independent consultant, is correct, even with the additional residential
developnrent built in the past years.

Conclusion

The District would need rouglly 30 additional 9- 1 2 students alone before the +/- 60 snrdent
tipping point discussed above is met. The District's own 2018 Capital Facilities Plan
indicates that the high school has a capacity of 99, fully three times more than its cufrent
9-12 enrollment. While the District is planning for a new elementary school, the numbers
do not support charging ERLC for this under the guise of its proportional impacts. Marian
Meadows will not significantly, or even minimally, affect the District's ability to fund its
classrooms.

Easton School District's History of Inaction

The District has never before asked a development to pay for the proportionate impact of
the students it may add to the District's enrolhnent total. To the extent that the District is
concerned its capital facilities are at a tipping point, this is an existing situation and not
attributable to Marian Meadows alone. If the District had participated in review of the
below development proposals-if the District had accepted $500 per household from the
below developments-there would significant funding available to address the District's
concerns.

2007 - Snocadia Developrnent, 230 lots (later cancelled, without input from Dishict)

JoHNs. I\{oNnoliNlrrsur\rAcl. KolousKovA . pLrc
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2008 - Quaking Aspen Development, 8 lots

2008 - Cabin Mtn Tracts, 15 lots

2008 - Monahan Mtn Tree Farm and Forest Tracts, 16 lots

2011 - Big Creek Development, 58 lots

2011 - Easton Ranchettes, 54 lots

These 151 lots (excluding Snocadia) were not required to pay their fair share of impacts to
the Easton School Disrict, or any other. The result of this is, as the District puts it, an
inability to pay for additional capital facilities, busing, andlor land for development, The
appropriate way to make up for this shorffall, since mitigation payments were not required
when the developments were created, is through school levies and property taxes. A prime
example is the annual levy of $340,000 approved for submittal to voters by the School
Bomd's Directors this year.

Appropriate Mitigation in Jurisdictions That Plan for Growth

A similarly sized development in the Cle Elum School District, Cle Elum Pines, added 153

equivalent residential units (ERUs) to that district. The Cle Elum School District agreed to
$500 per ERU, for a total of $76,500. This is a significant sum for such a development, in
addition to the police, fire, traffrc, and other mitigation.

Had Easton School District asked for $500 per ERU for the last fifteen years, there would
be $75,500 in the bank for new capital facilities. This is precisely why a single project
should not be held hostage for mitigation that is based on preexisting conditions.

Requiring Marian Meadows to Pay for Easton School District's
Loss of Small District Status Would Be Unlawful

A funding need, however sympathetic in nature, cannot be assigned or passed down to a
single developer or development project, but must be paid for by sharing the costs fairly
across the jwisdiction. Easton School District has historically made the decision not to ask
for mitigation for any proposal.

The District clairns "the Developer's proposed rnitigation lvould compromise the District's
abiltty to educate the students of Easton." This claim is dispelled above. Regardless, if the
District continues to adrance the theory that Marian Meadows will overpopulate their
facilities, then the District camot remedy the unavoidable consequences of its inaction over
the past decades by requiring one developer to cover those lost mitigation opportuuities.

The District's argument is akin to the way cities establish a project's transportation impacts
and impose fees to alleviate the project's impacts on the roadway system. The development
might be required pay its fair share of the improvements to an intersection or roadway
segmenl to bring it up to standards, or build those improvements as part of the project.
However, the development cannot be required to build a new intersection because that is a
'good idea' for anticipated future needs or to get the intersection up to a curreil standard.

JonN.s.NIoNRoH.MITsuNAGA.KoLousKovA . pLLc
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UDC v. Mill Creek,106 Wn. App- 681 (2001). Nor can the development be required to fix
existing conditions or deficiencies in the system. Benchmark Land Co. v. City of Battle
Ground, 146 Wash.2d 685 (2002). Yet, this is essentially what the District is asking Marian
Meadows to do.

The Dishict's Capital Facilities Plan calculates tlat, under one scenario, roughly 333 new
single-farnily homes should be required to pay $12,060.00 each to build a new $4 million
elementary school far 77 new srudents. If the Dishict had begun participating in the public
process a decade ago, this would have been spread out over a much larger group. This also
ignores the reality that the district is apparently sluinking in enrollmenl, and is expected to
continue to do so by OPSI.

Prior Attempts at Resolution

It would be inaccurate to represent Easton Ridge Land Company and/or its agents as not
engaging in discussions with the School District. The District has been on notice since
2003 of developrnent actions by ERLC. As Easton is a small community, very little
transpires that does not become a community headline.

Over the past 16 years, there has been ample opportunity, and in fact discussions, with
the Community of Easton on all aspects of the Marian Meadows proposal. The efforts of
Kittias County's Community Development Services toward the publishing of an EIS for
the project supports this position.

As for discussion directly w{th the School Board, requssts have been unanswered or
verbally provided indicating that they were not prepared to talk with the Marion
Meadows development team. As ERLC prepared the documentation, which would
become Ordinance 2018-006, contact u'as made with Superintendent DeHuff requesting a

meeting. ERLC's agent met with Supr. DeHuff and was told the Board was reviewing the
development and not prepared to discuss the project at that time.

With the BOCC passing Ordinance 2018-006, ERLC had direction about development
paramelers, density and conditions; addressing School District impacts was one of these.

In May of 2018, a request to meet r.r.ith the Easton School board was made. See attached.
The agent forERLC subsequently received a call from Superintendent DeHuffthat a

meeting at that time would need to be delayed until the District Board had a chance to
review and react. The next cornmunication was the District's filing of its Land Use
Petition, contesting the BOCC preliminary plat and PUD approval. All further conlact
was then processed through legal channels complying with direction from the Easton
School District #28.

On July 18, 2018, ERLC representatives and the County's prosecuting attorney met with
the legal representatives from the District, including with John Jensen and one other
Board member, At this time, ERLC was presented with a 'Draft" of the Capital Faci[ties
Plan for the District. That meeting lasted several hours and included opportunities for
break out conversations during a tour of the District's facilities. However, the positions of

Jorn*s.MoxRorriMrrsuNlcA.KolousKovA . prJ,c
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the District, the County and ERLC were so far apart that no sonsensus was reached, It
was ultirnately agreed that the best approach was to proceed toward the Development
Agreemenl with an opportunity fot all parties to provide documentation to the BOCC.
The lawsuit was dismissed early in December 2018.

Unfor.tunately, there is no reason to believe that ERLC and the District are any closer to
meeting minds now than when the lawsuit began. The District's July 22,2019 comments
to Community Development Services "protestso'the $500 mitigation fee in the
Application, hut the District does not offler another mitigation, let alone legal rationale or
analysis in support- The District does not cxplain why their "calculations" differ so much
from the enrollment projections of OPSL The District does not explain why this
developer should pay for the Disfrict's choice to not seek mitigation from prior
developments. The District does not explain why, with a cuflent enrollment of 112 and a
projected addition of 53 students from Marian Meadows, that ERLC should pay the cost
of constructing a new elementary school when their cunent facility is fit for 225 students.

Finally, the Distriet provides no support for its claim that the imposition of a $500
mitigation fee without the Diskist's input would somehow violate the Ordinance and the
Settlement Agreement. The District simply again objects without providing any
substantive input. There is simply no evidence to support any concem that Marian
Meadows would compromise the District's ability to provide for its students. To the
contrary, ERLC's offer of mitigation is entirely reasonable, consistent with mitigation
reached by the immediately adjacent school district for residential development, and
within the bounds of the law.

Y,

Duana T. Kolou5kovd

Direct Tel: (425) 467-9966
Em a i I : koloj4sktya tt i mm\ aw. cpm
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From:
IO:

Subjectr
Date:

Mlchelle Kuss-Cybula

lerrv Martens

Re: School growth

Tuesday, August 20, 2019 12:30:15 PM

Hello Jerry,

Thank you for reaching out.
You can access out. enrollment numbers on the OSPI web
site:https://washingtonstatereportcard.ospi.k l2.wa.us/ReportCardA/iewSchoolOrDistrict/l 00046
However, here is what I have found:

2016-17
2017-l8
20t8-19

831

899
859

Based on our four year projections and housing, we predict an slight increase in our youngel
families to this area, which will grow our numbers at the elementary levels.
We look at housing, employment, and cohort trend.data to predict enrollment. There is also a
great amount of talk about a recession, which will drive housing down (hopefirlly) to allow more
affordable options for our families, hopefully drawing in more families to this arca as a
permanent residence and not as vacation homes.

The rcntal market is highly competitive and out price middle income families and definitely
lower income families. It's a tough market to enter if you are not self-employed, or have a nest
egg.

Hope this helps.
Michelle Kuss-Clibula
Superit*et:dcnt
Cle Elum-Roslyn Sehool District
(5o9) 649-48so

On Wed, Aug 14, 2019 at 3:49 PM Jerry Martens {tm.rustik(r.{tgmai wrote:

Ms. Kuss-Cybula, Laura Vaughn provide me with your contact information. I am a
i land use consultant in the upper county working with a number of clients with land
Most of the information and background available to share with clients is historical
based which does little in providing information about our future.

As we look to the future, we need to guess as to what will be needed in the way of
services and housing. I have heard that enrollment within upper County schools has
been declining or hold a very flat line. Can you provide input? What is the 2019-20
enrollment looking like as compared to the past 10 years. Any insight into the next 5
years?

This information would be very valuable to my clients as will as the development
industry. Any help you can provide would be appreciated.

Jerry Martens



Year

1999-2000

2000-2001

200L-2002

2AA2-2AO3

2003-2004

2004-200s

2005-2006

?,006-2007

2007-2008

2008-2009

2009-2010

2010-2011

20Lr-20L2
2072-20t3
20L3-2014

2014-20L5

201s-2016

241,6-20t7

20L7-20L8
2078-24L9

2019

Easton School District #8

Enrollment background

OSPI-OcI 1st OSPI-May

125 125
L26 728
128 726
137 t27
720 12A

737 137

115 1.15

103 103

172 tLz
89 88

98 98

66 70

88 84
94 89

103 LO7

109 109

712 108

113 720
11-0

7t2
to4

FEIS

116

120
L20

t21
L23

L18

110

102

105
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Dan

From:
Sen!:
To:
$ubiuct:

From: Tom
Sgnr Thwsday,.Aprii ,20i0 1 PM

HfSPEl? ":l3ll 
fgl 

?^rll'.. :grllents [MarianDEts@co.kitritas.r,va.us]
lhursday, April 01, 2010 10;09 pM

.Jeff Watson; Jan Ollivier;Dan Valoff
FW:ElS

To: MarianDEIS email forpublic comments
Subject:.EI$
Autg forwarded by a Rule
As one of the original 17 members of the Easton action group, lwas involvedworking on
the zoning and pUblic he,arings for this area. R-3 zoning was'approved for this area oi
concern. At that ti'me R-3 allowed 3 acres or 112 acre lob with a'sewer $ystem. We all
knew this. tAlhen the aounfy came up with cluster housing there *a* 

"n-i'inprovem;;i 
ou",

112 acre lots because of the open space required. I think-the R:S zone referred tf,rough 
-

out the EIS should be more clear.

The Easton airport is closed with very set dales for about 6 monilrs every year: by the cgovernmext.the last I l1.9*. Living here,l feelyour use lOqres are way # I *o1ito b-E very
surprised if there are 10 landings a rnonth leaving a totalLt about 60 max for the year, '

I feelthat the school eection needs tq be reviewed and changed. The student count at
election time this yegr reported lo the state was g7 total. Cle Elum reporled to me that 11
there were 15 ottheir students having legaf tr:ansfers to Easton f""uinj ea i;iaii;iiil L
school. At the time the new school was d-esigned I was on the school 6oarO and the
building was built to house 225 students,

The access needs to be looked at closer and the Easton Ridge road added as an option. ^An eXpansion sf this read out sf Suncadia has been on the ni,oksior sevliJGd.'ft, ^ 3.2.k

there are other ways to access this area with work.

The seclion on the hill side needs to be reviewed as there is a large vew buildable section A
which can not be segn trom the bottom in the flats.

ThEre are m.any cities in the US and Canada which have deerand elk around hornes y"ar A
round including areas within this county. This section heeds rsview.

This is a verygood draft but needs a few changes. As I am one of the many people who
wants this cluster devefopment, I urge yoy to only make changes ttraiaie sugg"it"o 

-

wthin the Easton area and not someone that does not live treie.

Tom Gampbell
P O Box 456

!.

BS7
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Encompass

ENG'NEEFIING d SURVEYING

September 9,2019

Jeny Martens
Agent for Easton Ridge Company
P,O. Box 458
Cle Elum, WA98922

RE Easton Water District
Water Service to the Plat of Marian Meadows

Dear Mr, Martens,
This letter is being written in response to your letter to Easton Water District dated August 19, 2019. The
following is the District's response to the list of items requested within the letter to the District:

l. Acknowledgment that the District is finalizing an agreement (DEA) for use (we have received the
standard form draft but the has yet to be edited to address the Marion Meadows Project)

The District is currently working with their attorney (Richard Jonson) and District Engineer (Chad
Allen) in preparing the Developer Extension Agreement. Prior tofinalizing the Developer
Extension Agreement, a meeting will be necessary with the Easton Ridge Company and the District
to discuss the required improvements to the water system and associated costs.

2. Within the DEA or attached as an addendum a scope of needed Districj Improvements for the District to
provide water service.

Tlze District is currently modeling the water system based on the cuvent site planfor the Plat of
Marian Meadows to conJirm pipe size(s), reservoir elevation, etc. Based on the District's approved
Contprehensive Water Plan and previous models, il is anticipated the follawing improvements will
be required:

a

A 30' diameter by 2 5 ' tall reservoir (132, I 00 gallons) will be required to be constructed
with an overflow elevation at 2,345.00. The reservoir shall be a concrete Mt Baker Silo
tank or approved equal. In addition, provisions will be required to ensure the new reservoir
and existing reservoirs filI equally. This may require an altitude valve(s) and/or ather
device.

The internal water system within the Marion Meadows Plat will be required to be an 8-inch
diameter looped piping system per District Standards with intertie connectians to the
existing water mains located at Country Drive Road and E Sparks Way. In addition, an 8-
inch stub will be required near the east side of the Marion Meadows Plat for future
conneclion.
The District's telemetry system will he required to be updated or repl.aced to provide
communication between the existing wells, existi.ng reservoirs and proposed reservoir.

Western Washington Division
I65 NE Juniper St., Ste 201, Issaquah, WA 98027

Phone: (425) 392-0250

Eastern Washington Division
40? Swiftwate| Blvd. Cle Elum, WA 98922

Phone: (509) 674-7433
wunv.ErrcompassES.net



Enp.grlp".aps

3. With the needed improvements, the District's commitment of 120 ERU's to be supplied to Marian
Meadows as needed.

The District previously issued a certificate of water availability to serve the Marian luleadows Plat.
If the developer diligently prosecutes the development and enters into and carries out a developer
extension agreement that is satisfactory to the District, the District will be obligated to serve 120
ERU's for the develapment.

Please contact me at (425) 392-0250 if you have any furrher questions or comments.

Sincerely,

Chad Allen, PE
Encompass Engineering and Surveying
District Engineer

Western Washin gton Division
165 NE Jurriper St., Ste 201, Issaquah, WA 98027

Phone: (425) 392-0250

Eastern Washington Division
407 Swiftwater Blvd, Cle Elum, WA 98922

Phone: (509) 674-7433
wra'rv.EncompassES.net



Development Agreement Exhibit E
Community Standards & Guidelines

Marran Meadows

Community Standards and Guidelines

This is meant to address expectations for building standards, building types, construction means
and materials used within the development. Marian Meadows is fust and foremost a "residential"
community, and building structure will be supportive of this inclusive of the RV Complex with
commercial uses.

Oversight of the Marian Meadows community will be inclusive of three (3) goveming boards.
r Marian Meadow Residential Bomd (MI\{RD) comprised of five (5) members will

oversee the residential aspects of the Community.
r Silver Creek Recreations Vehicle Resort (SCRVR) comprised of three (3) nrembers will

oversee and administer aspects of the RV ComFlex.
o Marian Meadows Owners Association (MMOA) comprised of three (3) MMRD

members and two (2) SCRVRmembers will oversee joint applications of the entire
community.

Section I - Building T;'pes: (no manufactured/mobile homes)
l. Marian Meadows will support and encompass a variety of housing types from site-built

construction to factory built modular construction (see Attachment I for examples) and
must be sited on a permanent foundation.

2. Modular homes can be hansported intact, in pieces or panelized and will be inclusive of
kit designs, log structures, SIPS or other construction methods.

3. Building t5pes can be single or multi-story construction meeting Kittitas County and
International Building Code standards.

4. See attached illustrations of typical home consfruction zuitable for Marian Meadows.
5. Storage complex construction will be of wood, stone, metal or masonry materials and be

designed and built consistent with other building types in Marian Meadows and must
meet the design criteria as set forth by the Developer and meet Kittitas County Code. The
RV Storage Complex can include pole/timber grpe construction.

6. The Developer will have sole discretionary oversight of building types and building
standards until T 5o/o of homes & 7 5o/o of units are sold/occupied or developer elects to
transfer oversight to MMoA-subject to the requirements of the curent County adopted
building codes including the IBC, IRC,IFC and Washington State Amendments at the
time of building permit submittal.

-r -'_\ /- i *(.. 6 i

ilJfi\r.rr"J:. ., it*J; --i
r-l
'I rhd 05 ?fitr ,iv

Page 1 ofS
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Development Agreement Exhibit E
Community Standards & Guidelines

Section 2 - Building Oversight
1. Building Standards.

a. All building must be supported by apermanent foundation of concrete or
similar construction as approved within Kittitas County Code. Wood
foundations will not be allowed.

b. Building materials will consist of typicaVconventional materials inclusive of
wood, glasso concrete and masonry, metal and or composite materials. The
Developer/MMOA will have sole discretionary oversight of building means,
methods and materials-subject to the requirements of the current County
adopted building codes including the IBC, IRC, IFC and Washington State
Amendments at the time of building permit submittal.

c. All potable water connections must be connected to commuqity water
infrastructure and provide for interior residentiaVstorage fire suppression. This
will be exclusive of the four (4) large parcel tracts east of the BPA power
lines.

d. All properties shall abide by the 200-foot Commercial Forest Setback
pursuant toKCC 17,57.

2. Single Residential - @xclusive of Large Parcel Housing)
a. Setbacks -25' ftont,15' side and rear (perimeter lot setbacks will be

identified on the plat).

b. Height- 35' maximum
c. Community structures - 10' front, 5' rear and sides

d. All habitable homes will be inclusive of automated fire suppression. Detached
single family gatages are not required to have fire suppression.

e. all paroels will use on site septic in compliance with KCC.
f. All consfruction will comply with KCC standards unless specifically

addressed within this section.

g. Illustrations attached in Attachment L

3. Attached Townhome residential-
a. Setback - 25' front, 15' side and rear or as agreed by developer and

complying with KCC. If building is platted on individual parcels, stated
setbacks apply.

b. Height- 35'maximum
c. Fire all habitable buildings will be equipped with automated firc

suppression. Detached garage spaces are not required to have fire
zuppression.

d. Townhomes will use on-sited septic in compliance with KCC.

Page 2 of5



Development Agreement Exhibit E
Community Standards & Guidelines

e. All construction will comply with KCC unless specifically addressed
within this section.

4. Large Tract housing (4 parcels east of BPA lines)*
a. 50' setback from Property lines and/or in compliance with Wildland urban

Interface Code.

b. These parcels will not be subject to automated fire suppression
requireme,nts.

c. Construction will be required to meet KCC standards.
d. Large parcel ownership is a subset of Marian Meadows but viewed as

large acreage tracts suitable for agriculture and forestry uses. As such,
they will be allowed to conduct activities suitable for rural regions of the
county provided they comply with state and local ordinances.

e. construction standards are exempt from the provisions of the Marian
Meadows development but must comply with KCC and state statutes.

f. Large parcels will use on site septic in compliance with KCC.
g. All construction will comply with KCC unless specifically addressed

within the section.

* The 4 large parcels in the eastern region of the project are a-typicalfor this PW and
region and set apartfrom the mainfunction of the Marian Meadows cornrnunity. These
parcels may share in some commonfacilities and shared interest of the general plat but
these parcels will be treated uniquely due to their size, recreatianal/tourism possibilities
and commercial agricultural/forestry opportunities. Measures wilt be in place to protect
the common interest of the community but also allow for these lots to function
independent of the HOA and associated CC & R's for the overull Marian Meadows plat,

5. Community Buildings - fuool bldgs., mail fac., solid waste/recycling, etc.)
a. Setbacks- 10'all sides

b. Height - 35'
c. use of onsite septic per KCC or inclusion with the RV complex Loss.
d, All construction will comply with KCC unless specifically addressed

within the section.

6, R V Complex. Formation of a Board known as the Silver Creek Recreational
Vehicle Owners Associations (SCRVR) willbe formed to oversec and require
compliance to Development Agreement.

A. Storage Units - (see Attachment 2 Unit Elev.)
a. Setbacks- 15' fiom natural buffer areas

Page 3 ofS



Development Agreement Exhibit E
Commrurity Standards & Guidelines

b. One single tract with building pads to be determined. Illustration shows
conceptual layout with individual 4 unit buildings and larger single
building design. (See Attactunent 3 - RV Unit Layout)

c. 6' security fencing with concertina wire at RV Complex perimeter.
d. Units will be equipped with fire sprinklers, gas and CO2 monitors.
e. R V Complex will be privately owned storage operations focusing on

Recreational Vehicle usage.

f. May be partially located within restricted Aiqport Safety Zone (see

Attachment 4).
g. Limited exterior uses in storage (ASZ-4) zane.
h. No overnight use within stomgo (ASZ-4) zone. This is inclusive of any

storage unit or the storage unit areas. Any ovemight use will be required to
take place in the campground or RV Pad area.

i, Outside storage would be limited, seasonal and primarily apply to short
term storage for vehicles to be serviced. In most cases, this would be
within the gated portion of the complex.

j. Storage unit use would be limited to fee simple ownership, tenants and
guest'

k. Camping and RV Park usage will include resbictions for duration,
seasonal uses, etc. Use of this area will be by owners/tenants and guest of
Storage Complex.

L all operations within the R V Complex will be required to be connected
and serviced by the LOSS system within the complex.

B. RV Commercial Applications* (seeAttachment 3)
a. ln place for servicing, monitoring and oversight of RV Complex

operations.

b. Building limitations- (see Attachment 3)
- RV Service Shop * 48' x 60' bay configuration.
- Retail Space - limited to 2500 sf or less

- Office- limited to 1000 sf and attached to Office building
c. Commercial applications hours - 6 AM to 9 PM (Monday - Saturday)

* All aspects of the commercial presence within Marian Meadows will be subject to SCRYR-
MMOA oversight and governance.

7. Community will provide Road and Trail standards per KCC. Private Roads will
not be provided with curbs, sidewalks and gutters.

8. Parks and Open Spaces: The community will have community feahres as

delineated on the plat map with natural buffers on the west and south boundaries.

Page 4 of5



Development Agreement Exhibit E
Community Standards & Guidelines

Trails are as shown. BPA easement and locations to the east of the easement are

designated wildlife corridors.

9. Marian Meadows Roads

a. Meadow Way is a current Kittitas County public roadway and included as

"in network" to be serviced and maintained by Kittitas Courty public
Works. Meadow Way is slated for additional improvements and further
dedication to Kittitas Counfy as shown within platting approvals.

b. Further extension of Meadow Way (beyond round a bout) will be as a
private community roadway and builtto Kittitas County Road Standards.

c. All other community roads will be private roadways built and in
compliance with KCC Road Standards.

d. RV Storage Complex Roadways (Specifically addressing Condition #13- See

illust. D-RV Layout) Campsite will be limited to 12 sites. RV Pads will be

limited to t5 partial or full-service pads.

1. Paved two lane roads within the storage complex will be 22' wide.
They will be service "driveways" included within the layout of the
storage complex. Roadways designated as "one way" will be 16'
paved surfaces and act as return roads to the 2 lane surfaces. No
dedication or delineation of Right of Way is planned for road
surfaces within the Complex. (see RV illustration 1 & 2)

2. Roadways servicing the RV Pads and Campground willbe22'
gravel surfaces for two lane roads and 16' gravel surface for "one
way'o surfaces. No dedication or delineation of Right of Way is
planned for road surfaces within the Complex.

e. Snow Storage (Condition #18) Within this condition was BOCC
comments pertaining to the "nublic" dedication of surface area for winter
snow storage for snow accumulation of 84. Within the plat design for
Marian Meadows we have allow for a significant amount of land for this
purpose that is located adjacent to the Public Roadway.

f. Access Easements (Condition # 27)
We have no knowledge of recorded or unrecorded easements over Marian
Meadows. Additional Access easements will be placed for such issues as

the new Water District Storage Facility.
g. Private Storrn Water Facilities

MMOA will maintain and operate all stormwater facilities not located
within public rights-of-way unless delegated to a subdivision thereof.

Page 5 of5
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Exhibit F - Phasing and Timelines

Marian Meadows

Phasing-Timelines

Within the approved PUD applications for Marian Meadows, a phasing sequence for the
development is required. With so many unknowns of what or how the proposed plat would be
approved and what elements or aspects would be included within the approvals, we provided our
best expectations of how the development would proceed.

At this point in time and with a much better understanding of elements to be included within the
project, we request the development agreement be inclusive of following phasing sequence.

It has become clear that the Easton Water System is in need of infrastructure/distribution updates
to maintain services levels and this single issue will put the looping of an 8" water line from E
Sparks Road through Marian Meadows and connected to the distribution linc on the north end of
Country Drive as a priority. With this in mind, we submit the following timeline for inclusion of
the Development Agreement for the Plat of Marian Meadows.

Looped Water Line - Time: As neeotiated with Easton Water District #3.
o Construction of looped water line will cofirmenc€ under a negotiated agreement with

the Water District.

dedication of roadway to Kittitas County as a public Road.

to the BPA Distribution lines. This will be developed to KCC private road
standards and will include the extension of the power line grid fiom Puget
Sound Energy and the improvement of said water line loop inclusive of
designed fire hydrant layouts, water system valves for future sub-divisions
connections and access points for private roadway extensions.

E Sparks Road and Meadow Way intersection. These lots will be available for
sale with final plat recording.

Water Tank - Time: As negotiated with Easton Water District #3.
Water tank construction will be independent of Marian Meadows developinent and be

closely tied to efforts with the Water District, Expectations are for this to commence constmction
prior to any single-family homes sales other than the 2 parcels located south of the Storage
oomplex.

Page I of3



Exhibit F - Phasing and Timelines

Phase One
R V Complex - Time: Platting and construction will be impacted by discussions with Easton
Water District #3 (See Exhibit D). Expectations are for construction to cofirnence within 24 months
of the water line loop leirrg approved and released to t}e Diskict,

r Construction build out would be slated for upward of 20 years and subject to the terms
of this agreement.

I With the commencement of constnrction for the water storage upgrade, the first phase

of construction will be focused toward the water line loop and oonnection of E Sparks
Road with Country Drive,

fencing and vertical construetion.

continuous construction cycle over each summer for the next ten to 20 years
dependent on marketing conditions, etc. and include the improvements and
clevelopment of the private campground and R V Park,

ts As the market develops around the RV Storage presence, the service shop and
retail support facility will be built; expectations are for this to happen as 50%

of the storage units are sold.

Phase 2-6 - In no specific order nrovided it meets with KCC.
With the construction of Meadow Way north to a cul-de-sac just south of the BPA distribution
lines, added water storage and the required looping of the Easton Water Districts East Sparks
Road distribution line in place, residential development and future phasing could conceivably
happen independent of each other or additional infrastructure needs. The looped water lines will
include tees and valves allowing for water line spurs to be added as needed. We request that
once Easton Water Districts current water infrastructure needs are in place, platting and
construction of added lots and townhomes can be added by the land owner and subject to
concurrence with the Kittitas County CDS Director.

r Residential Single-Family Homes - As Agreed with CDS Director.

differing sections of the development can be developed independent of each
other. Expectations are for adding 8 to 16 homes on to the system annually and
per market demand.

r Town Homes - Construction start within 10 years from water tank completion.

Page 2 of3



Phase 7 -

Exhibit F - Phasing and Timelines

develop as the market dictates. Expectations are for the type of housing to
follow the single-family housing commencement with building #1 likely to be
started on or before 2030 with build out by 2036

can be imnlemented at anv time Drovided it meets
with KCC.

a Large Parcel home sites -

included within the PUD, we request that they be viewed and handled by the
County as independent large parcel properties. Due to location and
characteristics unique to these parcels such as access, elevations and location,
we will be including these into the design and platting of adjacent property to
the South.

Page 3 of3


